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2-12 Chandos Street Planning Proposal 120 December 2019

1.0 Introduction

This report has been prepared by Ethos Urban on behalf of Billan Property Pty Ltd, in support of a Planning 

Proposal to amend the Willoughby Local Environmental Plan 2012 (WLEP 2012) in relation to 2-12 Chandos Street, 
St Leonards (the site).

This planning proposal seeks to amend WLEP 2012 to:

Rezone the site from B3 Commercial Core to B4 Mixed Use; 

Increase the total FSR from 2.5:1 to 34.5:1 (including a minimum of 2.5:1 to be dedicated to non-residential 

uses); and 

Increase the maximum building height from 20m to 243m (RL 319.2 AHD). 

As part of the planning proposal, Billan Property Pty Ltd intends to enter into a Voluntary Planning Agreement (VPA) 
with Willoughby Council (Council) to contribute public open space public domain improvements and a monetary 
contribution. These public benefits are outlined in the Public Benefit Offer, which is included under separate cover.

The scheme is described in detail in Section 4.0 and is illustrated in the Architectural Concept Plans and Concept 

Design Report prepared by Kann Finch, which are provided at Appendix A and B. The intended outcomes and 

explanation of the proposed provisions are outlined in Section 5.0.

Section 6.0 of this report sets out the strategic justification for the planning proposal and provides an assessment of 

the relevant strategic plans, state environmental planning policies, ministerial directions and the environmental, 

social and economic impacts of the proposed amendment. This report should be read in conjunction with the 

relevant expert consultant reports appended (see Table of Contents).

This Planning Proposal has been prepared in accordance with Section 3.33 of the Environmental Planning & 

Assessment Act 1979 (EP&A Act), and ’A Guide to Preparing Planning Proposals’ prepared by the NSW 

Department of Planning, Industry and Environment (the Department).

Ethos Urban I 218846 5
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Figure 1 Indicative render of ground plane and future public domain

Source: Kann Finch

Ethos Urban I 218846 6



2-12 Chandos Street Planning Proposal 120 December 2019

2.0 Background

2.1 St leonards and Crows Nest 2036 Plan

On 14 October 2018, the NSW Department of Planning, Industry and Environment (the Department) released the 

draft St Leonards and Crows Nest 2036 Plan (draft 2036 Plan). The draft 2036 Plan sets out a planning framework 

for a strategic precinct that includes a new Sydney Metro station at Crows Nest, to be completed in 2024. This 

$11 bn State Government investment will see a new rapid transit station built in Crows Nest, providing automated, 

fast and frequent public transport to the Sydney CBD (via a second Harbour crossing) as well as key employment 
destinations at Chatswood, North Sydney and Macquarie Park.

In conjunction with the development of the Sydney Metro, the draft 2036 Plan identifies that there are now 

opportunities to rejuvenate the St Leonards and Crows Nest area with new jobs, open space, infrastructure and 

homes, while ensuring the local character of the area is maintained and enhanced. In addition to a clear vision, the 

draft 2036 Plan provides a framework to guide future rezoning of the area.

Leveraging the NSW State Government’s investment in the new metro station at Crows Nest, the draft 2036 Plan 

envisages towers along the Pacific Highway between St Leonards Station and Crows Nest Station, with heights 

tapering down to surrounding areas. Coupled with this uplift strategy is a placemaking and landscape vision, which 

seeks to retain the most important components of the existing character, while creating new and expanded open 

spaces to support population growth as illustrated in Figure 2 below.
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Figure 2 Vision for St Leonards and Crows Nest

Source: Draft 2036 Plan Department of Planning and Environment

As illustrated in Figure 3, the draft 2036 Plan acknowledges that specific sites may be appropriate for taller 

buildings, subject to a rigorous design excellence process. These sites are designated in the draft 2036 Plan as 

’significant sites’ and it is noted that the site subject of this planning proposal is not included in the schedule of 

significant sites. Notwithstanding this, Billan Property made a submission to the Department on 8 February 2019 to
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demonstrate that the site is capable of achieving significant uplift while continuing to be consistent with the 

principles established by the draft 2036 Plan (refer to Section 2.2).
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Figure 3 Significant sites in the St Leonards precinct

Source: Draft 2036 Plan Department of Planning and Environment

Consistent with the principles of the Transit Oriented development (TOO), the draft 2036 Plan proposes dual height 

peaks (as illustrated by Figure 4) around the transport nodes of St Leonards Station and the future Crows Nest 

Metro, creating a cluster of high-density mixed-use developments. The additional density around each station will 

instigate a transformation across the precinct, and will create a vibrant, high-amenity centre that is appropriately 
activated during the day, in evenings and on the weekends.

However, contrary to TOO principles, the draft 2036 Plan does not envisage any significant additional height or FSR 

on the site, despite the site’s proximity (approximately <100m) to the existing St Leonards Railway Station. It is 

understood that the draft 2036 Plan limits the site’s density due to the proposed sun access plane and 

overshadowing controls for Christie Park, in addition to the Metro tunnel exclusion zones which runs diagonally 

across the site. This is discussed further at Section 2.2 below.

Ethos Urban I 218846 8
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Whilst significant uplift is envisaged under the draft 2036 Plan, accessibility must be enhanced, with the precinct 

becoming an easy place to walk, cycle and move through, with improved local and regional connections. 

Specifically, the draft 2036 Plan sets ’movement’ design principles, stipulating that new development should 

contribute to the improvement of the walking and cycling network in the area as well as help to connect to wider 

regional areas. As illustrated at Figure 2, the plan seeks to deliver this action by encouraging pedestrian 

improvements to key civic streets and Atchison Street, Sergeants Lane, Clarke Lane and Christie Lane to make it 

safer and more enjoyable to move around on foot. Accordingly, it is a clear objective of the plan to increase density 
whilst improving pedestrian connectivity.
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Figure 5 Access and Connectivity principles under the draft 2036 Plan 

Source: Draft 2036 Plan Department of Planning and Environment
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2.2 The Planning Proposal 

Billan Property’s submission on the draft 2036 Plan demonstrated that the site is capable of accommodating 

significant additional density despite the site constraints, through innovative site-specific design solutions such as:

Providing open space opportunities on the ground floor of the existing site; and 

Rearranging the existing site and street layout to significantly improve solar access to Christie Street Reserve.

Further concept development has focused on the delivery of significant supplementary public open space to offset 

any impact of the tower on the amenity of the existing public domain and improve connectivity from the north 

western corner of the St Leonards centre to the rail station. This design solution has been developed and is 

discussed in more detail in Section 7.0.

This planning proposal has been prepared in the context of significant strategic planning change and an evolving 

development landscape within the St Leonards and Crows Nest precinct. As discussed at Section 2.1 above, the 

Department has progressed the draft 2036 Plan through to public exhibition. Concurrently, the St Leonards and 

Crows Nest precinct has been subject to site specific planning proposals to achieve development outcomes 

consistent with the Department’s vision for uplift within the precinct. Accordingly, both the Department and the 

private development industry are seeking major urban transformation within the precinct.

The site presents a unique opportunity for urban renewal, due to its size, the age of the existing building and its 

position at a prominent corner location within the major strategic centre of St Leonards. As such, there is a unique 

opportunity to provide a higher density development on the site that can enable improved public domain 

connections to both Christie Park and St Leonards Station. Notwithstanding the site’s strategic and locational 

attributes, it appears that redevelopment opportunities have been overlooked in the draft 2036 Plan due to the 

perceived impacts any future development of the site would have on Christie Park. This constraint is reflected in the 

five-storey height assigned to the site in the draft 2036 Plan.

Billan Property has recognised that a key challenge for any proposal on this site is to ensure that the concept does 

not unreasonably compromise solar access to the public domain, and also provides significant additional public 
domain to offset any overshadowing impacts. Accordingly, these key considerations have informed the development 
of the proposed scheme, which will offer significant public benefit and economic stimulus to the St Leonards 

strategic centre.

2.3 Consultation

The following consultation has been undertaken with local and State government in relation to 2 Chandos Street:

13th October 2016 - DPIE held a consultation event with the land owners of the precinct. The previous 
landowner (Landan Development Pty Ltd) presented an urban design study to the DPIE identifying opportunity 
to provide mixed use development on the site including residential, commercial and community facility. 

13th October 2017 - Billan Property issued a response package to the Interim Statement via email to DPIE. The 

response package included an architectural set, landscape concept of the proposed public domain to be 

provided on the site and a planning letter which surmised the planning merit of the proposal and requested 
further consideration of the site.

3rd November 2017 - Billan Property issued a concept package for the site to Willoughby Council for review. 

8th November 2017 - Billan Property met with Willoughby Council to discuss the concept for the site. 

7th December 2017 - Billan Property met with DPIE and presented a further developed concept for the site. 

This included residential, commercial, street retail, a childcare, additional public domain provided on the site and 

a heliostat to ameliorate any over shadowing on the adjacent Christie St plaza. 

March 2018 - DPIE undertook Local Character Consultation in the form of an online survey which Billan 

Property responded to. 

6th March 2018 - Billan Property met with Willoughby Council to discuss the site. 

8th February 2019 - Billan Property lodged a response to the Draft St Leonards and Crows Nest 2036 Plan via 

the online DPIE submission portal. This response included a planning letter, an urban design package and 3

Ethos Urban I 218846 10
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architectural scheme options to demonstrate the numerous design solutions available to the site to address any 

planning concerns regarding overshadowing, setbacks and public open space provision and improve on these 

aspects compared to the current site. 

27th May 2019 - Billan Property met with DPIE and presented a further concept to include a park to be 

produced over Chandos street to increase the amount of public open space in the St Leonards town centre, 

improve street activation and improve pedestrian access to the train station. 

31st May 2019 - Billan Property met with Willoughby and North Sydney Councils to discuss the "Link" concept 
and shadowing diagrams. 

19th June 2019 - Billan Property met with Willoughby Council to further discuss the "Link". 

1 Oth September 2019 - Billan Property met with Willoughby Council. 

30th September 2019 - Billan Property electronically lodged a soft copy of the draft planning proposal for the 

site to Willoughby Council.

.

Ethos Urban I 218846 11
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3.0 The Site

3.1 Site Location and Context 

The site is located at 2-12 Chandos Street, St Leonards. It is situated within the Willoughby Local Government Area 

(LGA), adjacent to the North Sydney LGA boundary to the south of Chandos Street and near the boundary of Lane 

Cove LGA further to the south of the Pacific Highway.

Located just 6 km north of the Sydney CBD, within Sydney’s Lower North Shore, St Leonards has a key role to play 
in the provision of housing and employment, given its proximity to the commercial centres of the Sydney CBD, North 

Sydney, Chatswood and Macquarie Park. The future Sydney Metro will link the site to these strategic centres via the 

Crows Nest Metro Station located approximately 650m to the south. Refer to Figure 6.

The site is located in proximity to a number of regionally significant facilities and amenities including the St Leonards 

Station interchange ’The Forum’ (75m), Royal North Shore Hospital (200m) and Gore Hill Oval (300m) as illustrated 

at Figure 7. St Leonards is developing as a major hub for healthcare, medical research, and educational 

establishments. Specifically, these include services at or allied to the expanded, multi-billion dollar Royal North 

Shore Hospital, the North Sydney Medical College and North Sydney TAFE (St Leonards Campus).
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3.2 Site Description 

The site is generally square in shape and comprises five allotments of land identified as Lots 1-5 in DP4241. Overall 

the site has a combined area of 1,379m2. The site has a frontage of 40m to Chandos Street to the south, 34m to 

Christie Street to the east, and 40m to Evans Lane to the north. The site’s western boundary forms an interface with 

the St Leonards Station at grade car park.

The site is sloping and has a drop of approximately 5m from the south-eastern corner to the north-western corner. It 

does not contain any vegetation and is fully built out by the current building. It is currently occupied by a multi-storey 
commercial building known as the College of Law, which is a post graduate school for the study of law. The College 
of Law building is characterised by a five-storey brutalist style building comprising two levels of basement. The main 

pedestrian entrance into the building is located at Chandos Street and vehicle ingress and egress are located at 

both Chandos Street to the south and Evans Lane to the north.

An aerial image of the site is provided in Figure 7 and site images are provided in Figure 8 to Figure 14.

I::::J The Site
r. 

..._--
Christie Street Park CD NOT TO SCALE

Figure 7 Aerial photograph 

Source: Nearmap and Ethos Urban
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Figure 8 Existing College of Law brutalist building Figure 9 Existing vehicle ingress 

Source: Ethos UrbanSource: Google Maps

Figure 10 Existing pedestrian entrance 

Source: Ethos Urban

Figure 11 Existing northern elevation at Evans Lane 

Source: Ethos Urban
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3.2.1 Transport, Access and Connectivity

Vehicular Access and Parking 

Chandos Street is a local street that runs from east to west, connecting the M1 in the east to the Chandos Street 

commuter car park in the west, which is ancillary to the St Leonards Railway Station. At the site, the Chandos Street 

carriageway accommodates one lane in each direction as well as on-street car parking on both sides, including at 

the frontage of the subject site and Christie Street Reserve.

Christie Street is a two-lane road with a cul-de-sac at its southern end. The road provides a one-way carriageway 
from the Pacific Highway and widens to a two-way road on the southern side of Christie Lane.

Evans Lane is a one lane road that acts as the northern boundary to the subject site and provides a connection from 

Christie Street to Naremburn Park. The St Leonards Precinct is dissected by the Pacific Highway which runs from 

the Warringah Freeway, through Sydney’s northern suburbs.

Rail 

The site is located 50m to the east of St Leonards Railway Station. St Leonards Station is located on the T1 North 

Shore Line which provides comprehensive local rail services and onward connections to regional services. The 

site’s rail connectivity is exceptional, being within visible walking distance to the station entrance at the Forum, less 

than 50m from the site’s boundary.

The new Sydney Metro line will further increase public transport accessibility to the site. The new Crows Nest Metro 

Station will be located within 650m from the site, at the corner of Oxley Street and Pacific Highway in Crows Nest, 
within walking distance and providing connectivity to a second railway line.

St Leonards Station is a major interchange, having one of the highest levels of rail and bus accessibility in the 

Sydney Metro Area. The Sydney Metro Rail project, which is currently under construction, will only add to 

connectivity for future commuters.

The site’s proximity to significant public transport will facilitate the realisation of Transit Oriented Development 

(TOO) on the site. Transit Orientated Development (’TOO’) is a planning concept that promotes high-quality, 
medium to high density mixed-use development, thereby locating residents and workers within a comfortable walk 

of public transport infrastructure (typically measured at a radius of <800 metres).

Bus 

The site is also close to a number of high-frequency bus services that travel to the Sydney CBD, greater North 

Shore, Northern Beaches and Western Suburbs. The bus services with stops located close to the site are illustrated 

in Table 1.

Table 1 Bus routes servicing St Leonards

Service Route Route Description

Hillsbus 602X Rouse Hill to North Sydney

612X Kellyville to Milsons Point

622 Dural to Milsons Point

653 West Pennant Hills to Milsons Point

Metrobus M20 Botany to Gore Hill

Night Bus Service N90 Hornsby to City Town Hall via Chatswood

N91 Bondi Junction to Macquarie Park via City Town Hall

Sydney Buses 143 Manly to Chatswood via Balgowlah & St Leonards

144 Manly to Chatswood via Royal North Shore Hospital

200 Bondi Junction to Chatswood

Ethos Urban I 218846 15
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I Service Route Route Description

252 Gladesville to City King Street Wharf via North Sydney

254 Riverview to McMahons Point

257 Chatswood to Balmoral via Crows Nest

265 Lane Cove to North Sydney via Greenwich

286 Denistone East to Milsons Point via St Leonards

287 Ryde to Milsons Point via St Leonards and North Sydney

290 Epping to City Erskine Street via Macquarie University

291 Epping to McMahons Point

343 Kingswood to Chatswood

The proposed upgrade to the St Leonards Bus Interchange as part of the new St Leonards Plaza will further 

increase accessibility to the precinct via bus and provide commuters with a more complete service, including easy 
modal shifts between various modes of transportation.

Pedestrian Connectivity and Accessibility 

The site is located within 50m of the St Leonards Railway Station entry at The Forum, at the intersection of 

Chandos Street and Sergeants Lane to the west of the site. Although the site currently enjoys excellent access to 

the station, there is an opportunity to substantially improve access for broader St Leonards through the revitalisation 

of Chandos Street and surrounds.

Future development of neighbouring sites will substantially increase pedestrian connectivity in the area. The site at 

100 Christie Street to the immediate south of the subject site has been approved via a Planning Proposal for 

significant height, FSR and Christie Street Reserve embellishments, which will provide substantial public domain 

and include pedestrian linkages in the immediate vicinity of the site.

3.3 Surrounding Development 

The St Leonards Centre is currently transforming into an active and vibrant mixed-use area. The area is not 

characterised by a predominant use or building form. The immediate surrounds include a range of building forms, 

some of which are transforming into high-rise commercial and multi-storey mixed-use residential buildings. Refer to 

Figures 16 to 23.

The locational context diagram at Figure 15 illustrates how the subject site relates to other significant development 
and land uses in the area. One such site, The Forum, located diagonally opposite the site, is currently the precinct’s 
tallest tower and a recognised landmark in the St Leonard skyline. The Forum is constructed over the railway station 

and incorporates residential, retail and commercial uses, as well as essential facilities and services for residents in 

the area. However, the Forum will soon be eclipsed by a multitude of taller buildings within the precinct.

The subject site is also less than 500m east of the Royal North Shore Hospital, a $2 billion health facility that 

services Sydney’s North District (and beyond) and is currently undergoing significant expansion. The redevelopment 
of the medical and clinical uses of the hospital will be complemented by the development of a 1 0,000m2 "support 
zone" which will include staff accommodation, childcare facilities, administration buildings, car parking and 

commercial/retail uses. This is a significant factor in the viability and redevelopment of mixed-use facilities in 

St Leonards, as the hospital facilities will generate both employment and the need for residential accommodation in 

its immediate surrounds.

Ethos Urban I 218846 16
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Figure 15 Site Constraints 

Source: KannFinch

North

To the north of the site is 110.112 Christie Street, an existing three storey commercial building currently occupied by 
Freemantle Media. The building is built to the boundary at both Evans Lane and Christie Street and the fa ade has 

been modified to incorporate balconies and outdoor areas for staff. The site also accommodates some basic 

landscaping along the Christie Street fa ade, contributing to the little greenery within the precinct. No recent 

planning proposals or development applications have been submitted in relation to this site. Refer to Figure 16 and 

17.
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Figure 16 110-112 Christie Street, known as 

Freemantle Media 

Source: Ethos Urban

Figure 17 Pedestrian entrance into Freemantle Media 

Source: Ethos Urban

South 

The site is bound to the south by Chandos Street. On the southern side of Chandos Street is 100 Christie Street 

including Christie Street Reserve. 100 Christie has been the subject of a recent planning proposal, which is 

currently being finalised. The 100 Christie planning proposal will increase the maximum building height from 49m to 

132m (36 storeys), increase the FSR to 18:1 and undertake extensive Christie Street Reserve embellishment 

works. The planning proposal is accompanied by a VPA that seeks to provide two floors for co-working commercial 

office space as well as $100,000 dedicated to a future bicycle hub. Refer to Figures 18 and 19.

Figure 18 100 Christie Street and Christie Park Figure 19 100 Christie Street and Christie Park, with 

the Forum in the background 

Source: Ethos Urban

Source: Ethos Urban

East

To the east is 14 Chandos Street, comprising an existing four storey commercial building currently occupied by the 

Australian Dental Association. The style of the building reflects the era in which it was constructed, with brutalist 

features and an exposed brick fa ade with a flat roof. No recent planning proposals or development applications 
have been submitted for value uplift to this site. Refer to Figures 20 and 21.
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Figure 20 14 Chandos Street to the east Figure 21 Chandos Street to the east

Source: Ethos Urban Source: Ethos Urban

West

To the west of the site is the Alto Land Rover Service site, accommodating a slither of land between the St 

Leonards Station (including the commuter car park) and the subject site. The majority of the site comprises an on- 

grade car park with workshop shed to the rear. The Alto Rover Service site has 2 points of entry, one entry point 

abutting the south-west corner of the subject site at Chandos Street, and another point of entry also abutting the 

north-west corner of the subject site at Evans Lane. Refer to Figures 22 and 23.
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Figure 22 
west 

Source: Ethos Urban

Alto Land Rover Service Centre to the Figure 23 Alto Land Rover Service Centre to the 

west, adjacent to St Leonards Train Station platforms 

Source: Ethos Urban

3.4 Heritage 

The site is not subject to any statutory heritage listing, nor is it within a heritage conservation area. Several heritage 
items are in the vicinity of the site, being:

Gore Hill Memorial Cemetery 211 Pacific Highway, St Leonards. Willoughby Local Environmental Plan 2012. 

Heritage Item No. 1148. State Heritage Register No. 10191 

Royal North Shore Hospital Buildings, Royal North Shore Hospital, Reserve Road, St Leonards, Willoughby 
Local Environmental Plan 2012. Heritage Item Nos. 1240 - 1244 

Naremburn Heritage Conservation Area, Willoughby Local Environmental Plan 2012. Heritage Item No. C8
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Former Marco Building, 583 Pacific Highway, St Leonards. North Sydney Local Environmental Plan 2013. 

Heritage Item No. 11034 

Commercial Building, 1 Chandos Street, St Leonards, North Sydney Local Environmental Plan 2013. Heritage 
Item No. 11033

The following diagram (taken from the Heritage Impact Statement prepared by Weir Phillips at Appendix F) is 

shown at Figure 24.

\ \U\ 

IWILLOUGHBY LGA II SUBJECT SITE 

1240 

~_ 
124(/~:: 

1242 

~~ 
Gore tQI P;rt "\ 

1b

Figure 24 Heritage items in the vicinity of the site 

Source: Weir Phillips

3.5 Current Planning Controls

3.5.1 Willoughby Local Environmental Plan 2012 

The Willoughby Local Environmental Plan 2012 (WLEP 2012) is the principal environmental planning instrument 

applying to the site. The provisions of the WLEP 2012 and the key development controls are outlined below.

3.5.2 Zoning 

Under the WLEP 2012, the site is zoned B3 Commercial Core with commercial uses and other employment 

generating uses permitted (refer to Figure 25). Notably, Chandos Street, at the subject site frontage, forms part of 

the boundary between Willoughby LGA and North Sydney LGA.
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Figure 25 Land Use Zoning Map Extract

Source: Willoughby Local Environmental Plan 2012

3.5.3 Building Height 

The site has a maximum building height of 20m under the WLEP 2012 (refer to Figure 26).

North S)dley WA

G<.o...."...

Figure 26 Maximum Building Height Map Extract

Source: Willoughby Local Environmental Plan 2012
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3.5.4 Floor Space Ratio 

The site has a maximum Floor Space Ratio (FSR) of 2.5:1 under the WLEP 2012 (refer to Figure 27).

Figure 27 FSR Map Extract

Source: Willoughby Local Environmental Plan 2012
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4.0 Development Concept

4.1 Overview

A development concept has been prepared by Kann Finch, which has informed the proposed amendments to the 

zone, height and floor space ratio controls in WLEP 2012. The development concept is indicative at this stage, and 

shows the intended development outcome for the site should the LEP be amended.

The development concept is summarised as follows:

Demolition of the existing College of Law Building. 

Construction of a 70-storey mixed-use tower, including: 

non-residential uses equivalent to 2.76:1, incorporating: 

o ground floor retail uses; and 

o five floors of commercial uses.

58 floors of residential apartments; 

a rooftop communal open area; 

basement car parking; and 

associated plant and equipment. 

Provision of various public domain improvements, including: 

on the 2-12 Chandos Street site, provision of ground level public open space/plaza areas; and 

on Chandos Street, construction of a new public domain deck above the existing street, integrating with the 

2-12 Chandos Street public domain and Christie Park, providing open space and pedestrian access to St 

Leonards Station.

4.2 Numerical Overview

The key numeric development information is summarised in Table 2 below.

Table 2

Component

Development concept numeric summary 

WLEP 2012 Compliant Concept Proposed Development Concept
~

Maximum overall height (storeys) 6 70

Maximum overall height 20m RL 319.2

GFA - 47,530m2
Commercial 3,447m2 3,546m2
Residential - 43,716m2

FSR 2.5:1 34.5:1

Apartments 0 446

Car Parking Spaces 63 spaces (based on 1 car space/110m2) 205

Public Open Space 0 3,368m2

4.3 Development Principles 

Facilitate the renewal of an ageing building through the provision of a slender, high-quality mixed-use building 
that exhibits design excellence. 

Achieve a substantial net increase in public open space with access to sunlight, and ensure that cumulative 

overshadowing of public open space is considered. 

Improve pedestrian amenity, connectivity and permeability around and to St Leonards Station through the 

provision of high-quality public domain upgrades that encourage walking and cycling.
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Ensure that the scale of development on the site is consistent with transit-oriented development principles and 

reflects a density appropriate to the site’s proximity to public transport and the St Leonards Core and the height 

principles established by the draft 2036 Plan. 

Ensure no reduction in employment capacity on the site. 

Support the goal of 30-minute city through the provision of both residential and employment uses within walking 
distance of a major train station.

4.4 Public Domain

As part of this planning proposal, a public benefit offer is under separate cover, which proposes major 
embellishment of the public domain and in and around the site. These public domain improvements include the 

following:

Provision of 1,020 m2 of public open space on the subject site, including: 

new plaza areas; 

food and beverage breakout spaces; 

multi-use areas with seating, exercise stations, barbeques and gathering spaces; 

water sensitive urban design; 

an equitable access public lift; and 

stairs integrating the open space with surrounding areas. 

Within the existing Chandos Street road reserve, construction of a new, elevated public domain link above the 

existing street, including: 

1,180 m2 of public open space; 

provision for pedestrian and cyclist connections through to St Leonards Station; 

caf and retail breakout areas; 

public lawn areas with seating edges; and 

raised planters and a green wall system.

The new public domain linkages would be designed to integrate with the future embellishment of Christie Park as 

part of the 100 Christie Street redevelopment.

An indicative render of the public domain concept is shown at Figure 28. A landscape master plan showing 

landscape concepts for the linkage is included at Appendix J.
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Figure 28 Indicative render of new public domain link above Chandos Street

Source: Kann Finch

The specific areas of public domain proposed in the accompanying public benefit offer are shown in Figure 29.
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PROPOSED IN THIS DOCUMENT: 

CHAJNDOS STREET PLATFORM 

1190 SQM

B

ON
CUf’tRENl PARK 

11158 SaM

PROPOSED IN fHIS OOCUM Nf: 

PARK (SLJBJECT SITE) 

L f020SQM ~

Figure 29 Public domain areas proposed as part of this planning proposal (note that Christie Park is shown for 

information, but not included as part of this proposal) 

Source: Kann Finch
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The new extension above Chandos Street is proposed to be elevated 4.5m above the existing road carriageway, 

separating vehicles from pedestrians.

The aim of the public domain linkage is to enhance the current public space between the site, Christie Park and St 

Leonards Station, enabling higher quality plaza and green space in an area that is characterised by a dense built 

form and high pedestrian activity.

The public domain linkage will significantly improve the pedestrian experience along Chandos Street and surrounds, 
and will transform what is currently a ’back door’ to St Leonards Station into a high-quality concourse befitting the 

role of St Leonards as one of Sydney’s major mixed-use centres. The link will also provide additional retail 

opportunities to support the activation of place both on site and within the public domain. Opportunities for retail will 

be located on the ground floor of the site, within the mezzanine link, and within the public domain closer to Christie 

Park.

Part of the focus of the new public domain scheme is to contribute to the reinvigoration of Christie Park and existing 

pedestrian infrastructure leading towards St Leonards Station, promoting a safer and more enjoyable pedestrian 

experience, re-designing the character of the immediate area as a destination and a place that activates it beyond 
normal business hours. The atmosphere of this space would be that of a green plaza, with people freely moving in 

and out of the subject building as well as entering and exiting the Forum in transit from the station.

4.5 Tower

The indicative scheme includes slender, 70-storey mixed-use tower, reaching a maximum building height of 

RL319.2 (241 metres above existing ground level). The height of the tower is reflective of the emerging scale of 

development within the St Leonards centre, and the site’s proximity to St Leonards Station.

The tower includes:

non-residential uses equivalent to 2.75:1, incorporating: 

ground floor retail uses; and 

five floors of commercial uses.

58 floors of residential apartments; 

a rooftop communal open area; 

basement car parking; and 

associated plant and equipment.

Floor plates generally range in size from 750-850 m2 GFA, creating a highly slender and elegant tower form.

The tower component is setback 16.4m from the western boundary, allowing adequate separation should the Alto 

site be developed in the future, and relieving a large portion of the ground plane to allow for the provision of public 
domain.

The detailed design of the tower will form part of a future development application. An indicative photomontage of 

the interface between the tower and the proposed public domain elements at ground level is shown at Figures 28 

and 30.
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Figure 30 Photomontage of tower ground plane and proposed public domain

Source: Kann Finch Architects

4.6 Access and Transport

Vehicular Access and Parking 

Vehicular access is proposed to be provided via a driveway located on Evans Lane, The driveway will provide a 

controlled two-way ramped entrance to the residential and commercial parking within the basement. The 

development provides 205 car parking spaces across six basement levels,

Pedestrian Access

The public domain upgrades in and around the site provide almost 360-degree access to the building, Access to the 

residential lobby is available either at Ground Floor (Chandos Street level) or Level 1 (pedestrian concourse level). 
Access to the commercial lobby is available off Christie Street at Ground Floor,
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5.0 Planning Proposal

This Planning Proposal has been prepared in accordance with Section 3.33 of the EP&A Act and ’A Guide to 

Preparing Planning Proposals’ prepared by the NSW Department of Planning and Environment, which requires the 

following matters to be addressed:

objectives and intended outcomes of the amendment to the LEP; 

explanation of provisions; 

justification; 

relationship to strategic planning frameworks; 

environmental, social and economic impact; 

State and Commonwealth interests; and 

community consultation. 

The following Section outlines the objectives and intended outcomes and provides an explanation of provisions in 

order to achieve those outcomes, including relevant mapping. The justification and evaluation of impacts is set out 

in Section 6 and 7 of this report.

5.1 Objectives and Intended Outcomes 

The objective of this planning proposal is to facilitate the development of a high-density mixed-use tower with 

associated public domain improvements at ground level.

The proposal seeks to deliver on the State Government’s preferred outcome for St Leonards as a Strategic Centre 

to stimulate employment opportunities and contribute to the supply of residential housing with proximity to key 

metropolitan transit links. The concept will also leverage off significant investment in the current and future transport 
infrastructure accessible to the site, providing increased residential and employment opportunities in a well-serviced 

location.

Ultimately, the planning proposal will proactively facilitate the evolution of St Leonards towards a high-density 
mixed-use centre, complemented by quality open space and pedestrian linkages.

More specifically, the proposal will:

enhance pedestrian amenity and connection to St Leonards Station via a new urban-green landscape 

connecting the site to Christie Park with the innovative ground floor public domain proposed; 

provide an integrated mixed-use building in an evolving mixed-use precinct; 

maintain a viable commercial presence on the site, at a scale that will meet the future needs of permanent new 

jobs to support the medical and service-based future role of St Leonards; and 

deliver new residential apartments that will enjoy excellent amenity, taking advantage of the site’s strategic 

location, proximity to services and existing and planned rail networks with direct connections to other major 

employment destinations.

5.2 Explanation of Provisions 

The Willoughby Local Environmental Plan 2012 sets out the local planning controls across Willoughby LGA. This 

planning proposal seeks to amend the WLEP 2012 to facilitate the proposed mixed-use development outlined in this 

report. 

The existing and proposed LEP controls as well as the amendments are outlined below.

Existing and Proposed LEP Controls 

The existing and proposed LEP controls are outlined in Table 3 below.
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Table 3

Provision

Existing and proposed LEP controls 

Existing LEP Control Proposed LEP Control I
Zoning B3 Commercial Core B4 Mixed-Use

Height of Building 20m 243m (RL 319.200)

Floor Space Ratio 2.5:1 34.5:1

5.2.1 Zoning

To facilitate the development at this site, it is proposed to rezone the site from B3 Commercial Core to B4 Mixed 

Use. A rezoning is required, as residential accommodation is prohibited within the B3 Commercial Core Zone. 
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5.2.2 Building Height 

It is proposed to amend the maximum height of building (HOB) control on the site to allow for development to a 

height of RL 319.2. It is proposed that an amended RL be placed on the site in the Height of Buildings Map 

SheeL005 of the Willoughby LEP, 2012, refer to Figure 32. This approach is consistent with past site-specific 
amendments to Willoughby local environment plans. This new RL height limit will cover the entire site, amending the 

existing HOB control of 20m.
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5.2.3 Floor Space Ratio 

It is proposed to amend the maximum floor space ratio (FSR) control on the site to allow for development to a 

maximum FSR of 34.5:1. It is proposed than an amended FSR be placed on the site in the Floor Space Ratio Map 

SheeL005 of the Willoughby LEP, 2012, refer to Figure 33.
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Figure 33 Amended WSLEP 2012 Floor Space Ratio Map 

Source: Ethos Urban

5.3 Mapping 

As shown in Figures 31 to 33 above, this Planning Proposal seeks to amend the following maps of the WLEP 2012:

Land Zoning Map Sheet 005 

Height of Buildings Map Sheet 005 

Floor Space Ratio Map 005

5.4 Site-specific Development Control Plan 

If considered necessary by Council, the proponent is agreeable to the preparation of a site-specific DCP to provide 

certainty the intend built form outcome on the site, as illustrated in the Development Concept and Architectural 

Design Report (refer to Appendix A and B).
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5.5 Public Benefit Offer

An offer to enter in a Planning Agreement has been prepared by Dentons on behalf of Billan Property, and is 

included under separate cover.

The offer proposes the following contributions:

Contributions to a total value of $43,683,053, comprising: 

Public domain improvements to an estimated value of $25,100,300, including: 

o a 1,193 m2 elevated public domain link over Chandos Street; 

o embellishment of Christie Park to integrate it with the new public domain link, including a 350 m2 retail 

space and a standalone kiosk on the elevated link; and 

o 1020 m2 of public open space on the site, as well as a 331 m2 end of trip facility for use by commuters. 

A monetary contribution of $18,582,753 for the embellishment and improvement of Gore Hill Oval.
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6.0 Strategic Justification

This chapter of the report examines the current strategic and statutory documents which apply to the site. The 

proposals consistency with the relevant aspects of the strategic and statutory framework is explored below.

6.1 The Need for a Planning Proposal

Q1 - Is the Planning Proposal a result of any strategic study or report? 

The planning proposal responds to a number of strategic studies and reports prepared for the St Leonards Centre 

that reflect the changing nature of the centre. Discussion of the relevant sections contained in these studies are set 

out in the following sections.

Specifically, this planning proposal is the result of the draft St Leonards and Crows Nest 2036 Plan (2036 Plan), a 

strategic document released by the Department of Planning, Industry and Environment (DPIE) in 2018, that is 

intended to guide the future redevelopment of the area.

Although the 2036 Plan does not identify the site for uplift, it is considered that this was by virtue of the fact that any 

significant redevelopment of the site would overshadow Christie Park, which is one of the open spaces subject to a 

sun access plane in the plan.

However, as further detailed in this planning proposal, the proposal includes substantial additional public open 

space on site and across Chandos Street, which offset any overshadowing of Christie Park, and result in a 

significant net gain in the amount of open space that receives solar access throughout the day.

Apart from the proposal’s inconsistency with the Christie Park sun access plane, this proposal is consistent with all 

other principles in the 2036 Plan that are intended to determine where significant uplift is appropriate - for example, 
the site’s proximity to St Leonards Station, the surrounding high-density context, the ability to provide significant 

improvements to the public domain, and the ability to achieve design excellence.

Q2 - Is the planning proposal the best means of achieving the intended outcome? 

Yes. This planning proposal is the best means of achieving the objectives and intended outcomes. In order to 

achieve renewal of the site and the delivery of the proposed public domain improvements, the applicable zoning, 

height and floor space ratio development standards must be amended to facilitate approval of the proposed mixed- 

use tower.

In preparing this Planning Proposal, three options were considered to facilitate the intended outcomes as set out in 

Section 5.1. These are listed and discussed below:

Option 1: do nothing; 

Option 2: redevelop the site under the existing controls, consistent with the 2036 Plan; or 

Option 3: Submit a planning proposal to demonstrate the site’s capability for additional uplift value.

Option 1 - Do Nothing 

At present the site is not suitable for residential occupation or mixed use and visually detracts from the broader St 

Leonards Strategic Centre precinct. Under the ’do nothing’ scenario, the site and building would remain in its current 

state and would continue to overshadow Christie Park. The ’do nothing’ option would therefore forego a genuine 

opportunity to reinvigorate the underutilised site in a way that allows for substantial improvements to the 

surrounding public domain and provision of dwellings with excellent access to public transport, employment and 

services.

Option 2 - Redevelop the site in accordance with the existing controls, consistent with the 2036 Plan 

Option 2 entails redevelopment of the site under the current LEP controls, with a 20m height limit and 2.5:1 non- 

residential FSR. Option 2 would not result in any improvement to the surrounding public domain, and would likely 
result in a built form that would still overshadow Christie Park.
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Option 3 - Submit a Planning Proposal to demonstrate the site’s capability for additional uplift value 

Option 3 involves amending the relevant provisions in WLEP 2012 to facilitate the proposed redevelopment as 

outlined in this planning proposal. This is considered to result in the highest public benefit, while resulting in 

acceptable impacts on surrounding properties. In order to achieve renewal of the site, amendments to the current 

zone, height and floor space ratio controls are considered necessary.

6.2 Relationship with the Strategic Planning Framework

6.2.1 Q3 - Is the Planning Proposal consistent with the objectives and actions of the applicable 

regional, sub-regional or district plan or strategy (including any exhibited draft plans or 

strategies)? 

This Proposal is generally consistent with the Greater Sydney Region Plan, North District Plan and the draft St 

Leonards and Crows Nest 2036 Plan. The Proposal’s compliance with the stated objectives and actions of both 

plans is discussed in greater detail below.

6.2.2 Greater Sydney Region Plan: A Metropolis of Three Cities 

The Greater Sydney Region Plan outlines 40 objectives to guide future growth in Sydney. Of these objectives, four 

are directly relevant to the proposal. The proposal’s consistency with these objectives is outlined below.

Objective 10: Greater housing supply

The NSW Government forecasts that an additional 725,000 homes will be needed by 2036 to meet demand based 

on current population projections. This strong need is forecast to continue, and by 2056 it is anticipated that 

significant further housing supply will be required to meet Greater Sydney’s continued strong population growth.

To facilitate greater housing supply, the Plan sets housing targets for each District. The North District, which 

includes St Leonards, is required to deliver a minimum of 25,950 homes in the five years between 2016 and 2021. 

Beyond this, the Plan sets a 20-year strategic housing target of 92,000 homes for the North District.

While detail in terms of delivery will be determined by councils preparing housing strategies under the principles 
established by the Plan, given Sydney’s sustained population growth, the primary intent is to pursue opportunities 
for additional housing over the next 20 years. The Plan states that developers play an important role in supporting 

housing outcomes:

The development industry needs to continually provide new housing and translate the development 

capacity created by the planning system into approvals and supply’.

As it will facilitate delivery of additional dwellings on a site that under current planning controls cannot feasibly 
deliver additional homes, the planning proposal promotes this objective.

Objective 11: Housing is more diverse and affordable

Recently, Greater Sydney has been measured as being one of the least affordable housing markets globally and, 

together with Melbourne, is the least affordable Australian city. Factors that contribute to rental and purchasing 

affordability challenges include the limited availability of smaller dwellings to meet both the growing proportion of 

small households, as well as the growing distance between areas where housing is affordable and the location of 

employment and educational opportunities.

This planning proposal will deliver smaller homes in the form of different apartment typologies, in a Strategic Centre 

(St Leonards) that provides job opportunities and close proximity access via public transport to other major 

employment nodes, such as Macquarie, North Sydney and the Sydney CBD.

Objective 12: Great places that bring people together

Under the Plan, one of the key attributes of a great place is walkability. By enabling a critical mass of new residents 

within walking distance of a rail station, the proposal promotes walkability and greater patronage of public transport
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and the surrounding street network and public domain. This in turn helps to create a more vibrant and active St 

Leonards.

The architectural design concept developed by Kann Finch proposes a high-quality public domain and built form 

response, including the ability to:

Expand on the limited open space in St Leonards by proposing significant new public domain and landscaped 

space at the ground plane in and around the site; 

Offset any overshadowing of Christie Park by providing significant additional open space with access to 

sunlight, resulting in a net solar access gain across Christie Park, the new Chandos Street open space, and 

open space on the site; and 

Provide a sculptural and slender built form that is intended to be accessible, rich and compelling when 

experienced as a pedestrian, adding value to the precinct and providing St Leonards with a landmark building. 

Objective 14: A Metropolis of Three Cities - integrate land use and transport creates walkable and 30- 

minute cities

Under the Plan, accommodating homes needs to be linked to local infrastructure - both to optimise existing 
infrastructure and to maximise investment in new infrastructure.

In established parts of Greater Sydney such as St Leonards, urban renewal opportunities exist around regional 

transport and strategic centres, where links for walking and cycling promote a healthy lifestyle and contribute to 

liveability. 

Being located in a Strategic Centre that is also identified as a Planned Precinct within convenient walking distance 

of St Leonards Railway Station, as well as the proposed Metro Station, the proposal is consistent with this objective.

6.2.3 North District Plan

Consistent with the Region Plan, overall the District Plan promotes three major housing themes:

Greater housing supply; 

More diverse and affordable housing; and 

Better located and designed housing.

This is reflected in Planning Priority N5:

’Providing housing supply, choice and affordability, with access to jobs, services and public transport’.

Under the North District Plan, the Willoughby LGA is required to deliver a minimum 1,250 homes in the five years 
between 2016 and 2021. However, it is noted that this target is reflective of existing capacity under current controls; 

a new 6-1 O-year target will be set as part of Willoughby’s Housing Strategy. The primary opportunities to meeting 
future housing demand are in Willoughby’s two highest-order centres, being Chatswood and St Leonards. This is 

consistent with the centres identified in the North District Plan.

In terms of housing diversity and affordability, planning for housing needs to consider the type of dwellings required 
to respond to expected changes in both household size and age. The District Plan states that this requires a more 

diversified mix of smaller homes, group homes, adaptable homes of universal design and aged care facilities.

New housing should also be provided in the right locations and of the right design. The District Plan states that: 

’New housing must be in the right places to meet demand for different housing types, tenure, price points, 

preferred locations and design. Housing supply must be coordinated with local infrastructure to create liveable, 
walkable neighbourhoods with direct, safe and universally designed pedestrian and cycling connections to 

shops, services and public transport’. 

Consistent with these three major housing themes, the action under this planning priority is the preparation of 

housing strategies, which include: 

Creating capacity for more housing in the right locations;
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Supporting planning and delivery of growth areas and planned precincts as relevant to each local government 

area;

Supporting investigation of opportunities for alignment with investment in regional and district infrastructure; and 

Supporting the role of centres.

The proposal will:

Provide additional housing on a site that, under the current planning controls, is not feasible for new homes; 

Provides a greater diversity of housing in the form of apartments; 

Is located in a Strategic Centre that is also identified as a Planned Precinct within walking distance of a railway 
station benefitting from major government investment; and 

Is accompanied by a reference scheme that is well designed and will contribute to the vitality and activity of the 

St Leonards centre.

It is also noted that the proposal responds to the urban renewal criteria on page 40 of the North District Plan. These 

criteria are addressed in

Table 4

Criteria

Consistency with North District Plan urban renewal criteria 

Response

alignment with investment in regional and district infrastructure The proposal responds to the significant investment in Sydney
which acknowledges the catalytic impacts of infrastructure Metro and the provision of a new station at Crows Nest. The

such as Sydney Metro Northwest and Sydney Metro City & site is approximately 650m from the new station, and is also

Southwest, NorthConnex, and the Northern Beaches Hospital within 100m of the existing St Leonards Station.

other possible future investments such as the Western Harbour The proposal provides its own investment in upgrades to local
Tunnel and Beaches Link and opportunities created by open space, in the form of the new pedestrian link from the site

enhancements to existing infrastructure such as upgrades to to Christie Park and St Leonards Station.

schools, open space including sporting facilities and transport

accessibility to jobs, noting that over half of Greater Sydney’s The site is located in St Leonards, a Strategic Centre and one

jobs are generated in metropolitan and strategic centres of Sydney’s major office precincts.

accessibility to regional transport, noting that high-frequency The site is within walking distance of two train stations, which

transport services can create efficient connections to local provide access to the broader regional rail network.

transport services and expand the catchment area of people
who can access regional transport

efficient interchanges with a comprehensive walking and St Leonards has numerous walking and cycling connections to

cycling network surrounding areas.

catchment areas within walking distance (up to 10 minutes) of The proposal is within two minutes of St Leonards Station,
centres with rail, light rail or regional bus transport three minutes from bus services along the Pacific Highway,

and eight minutes from the future Crows Nest Metro.

areas of high social housing concentration where there is good Not relevant.

access to services, transport and jobs

distance from special land uses such as ports and airports. The site has excellent access to the Sydney rail network, which

provides access to Sydney Airport.

On this basis, this proposal is consistent with the relevant planning priorities and actions of the District Plan.

The District Plan also contains specific actions for the St Leonards Strategic Centre with the following relevant 

actions:

Leverage off the new Sydney Metro Station at Crows Nest to deliver additional employment and residential 

capacity; 

Stimulates employment generation within the centre by providing high quality office stock; 

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; 

and
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Promote synergies between the Royal North Shore Hospital and other health and education-related activities, in 

partnership with NSW Health. 

In establishing how this Proposal responds to Action P4 of the District Plan, consistency with each of the above 

considerations is discussed in detail below.

Leverage off the new Sydney Metro Station at Crows Nest to deliver additional residential and employment 

capacity 

The planning proposal will facilitate the delivery of approximately 446 dwellings in the immediate vicinity of both St 

Leonards Railway Station as well as the future Crows Nest Station. It will also provide 3,546m2 of commercial NLA 

over 5 levels, which is estimated to deliver 456 permanent new jobs to the area. The construction phase of the 

project will create an additional 428 jobs. Further discussion of the potential provision of employment associated 

with this proposal set out in the Urbis Employment Study at Appendix C. 

Identify actions to grow jobs in the centre and promote synergies between the Royal north Shore Hospital 
and other health and education-related activities, in partnership with NSW Health 

It is anticipated that the commercial offering at the subject site, as designed, is likely to be attractive to medical 

tenants and businesses benefitting from synergies with the Royal North Shore Hospital (RNSH). Further 

development of the Royal North Shore Hospital (RNSH) is expected to drive demand for commercial space in the 

health care and social services sector. Historic and current employment patterns in Willoughby LGA indicate that 

health care and social services remain the highest source of jobs, and new office floorspace in the LGA, particularly 
close to the RNSH, can support job growth in this industry. 

Deliver new high-quality open space, upgrade public areas, and establish collaborative place-making 
initiatives

The proposal includes significant public benefit by improving current interface with Christie Park through the 

incorporation of a 4.5m elevated pedestrian plaza and linkage to both Christie Park and the Forum. Additionally, a 

portion of the subject site is considered to act as ’public’ open space, despite its private ownership and is facilitated 

through the incorporation of a playground and permeability of the site’s boundary to the public. These public domain 

upgrades will be delivered through a future VPA and are considered to provide high-quality open space that 

prioritises pedestrian movement. 

Reduce the impact of vehicle movements on pedestrian and cyclist accessibility 

The proposed public domain enhancements will significantly improve the impact of vehicle movements along 
Chandos Street on pedestrian movements. The construction of the new public domain deck above Chandos Street 

will effectively separate pedestrian and vehicular movements, eliminating any potential conflicts and allowing 

pedestrians to move freely in and out of St Leonards Station and through to the broader St Leonards core.

The proposal further supports reducing the impact of vehicles by proposing 205 car parking spaces within the 

basement levels only, with access isolated to the rear Evans Lane. As such, the car parking amount is significantly 
lower than the apartment mix and office NLA count, meaning that residents and employees will use either public 

transport or ride-sharing services as their primary means of transportation, lessening the impact of potential future 

vehicle movements in the area. Future parking rates will be included and assessed as part of a detailed future DA 

for the site.

6.2.4 Draft St Leonards and Crows Nest 2036 Plan

The 2036 Plan is a draft precinct plan that had been released for public comment and is therefore a relevant 

consideration in terms of demonstrating the site’s strategic merit.

The 2036 Plan requires that, in order to justify an increase in height and density, any proposal be consistent with the 

vision, area wide design principles, design criteria and significant site design criteria identified in the Plan. This 

hierarchy of considerations is shown in Figure 34, as extracted from the draft 2036 Plan.
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Vision

Area Wide Design Principles

Design Criteria

Sp-;ecific Design Criteria

Figure 34 Hierarchy of future development considerations

Source: Department of Planning and Environment.

The proposal’s consistency with the vision, design principles and design criteria outlined in the Plan is detailed in 

Table 5.

Table 5 Consistency with the 2036 Plan

Objective or Criteria Consistency of Planning Proposal

Vision

A vibrant community 
New development around the Crows Nest 

Sydney Metro station will provide energy and 

life along the Pacific Highway and St 

Leonards. The existing vibrancy and 
liveliness of the Crows Nest Village and 

Willoughby Road will provide a foundation for 

the revitalisation of the St Leonards Core.

Consistent 

As discussed previously, existing development on the site is characterised by an 

ageing single land-use building that contributes very little to the vibrancy of St 
Leonards. 

Future development of the site will provide high-quality active frontages to 
Chandos Street and Christie Street, and will also assist in enhancing the 

pedestrian experience and outdoor amenity through further public domain and 

pedestrian linkages, encouraging people to dwell within the area and contributing 
to activation of the immediate area.

A place that protects its past 

Heritage Conservation Areas and buildings 
are to be 

retained and celebrated as an important 
connection to the past. 

An accessible place 
An attractive and easy place to walk, cycle 
and move 

through, with improved local and regional 
connections.

Consistent 

The proposal will not result in any significant adverse impact on the heritage 
significance of the Naremburn HCA or any nearby heritage items, as it blends 
into the backdrop of high rise buildings as part of the St Leonards Skyline. See 

the Heritage Impact Statement at Appendix F. 

Consistent 

The proposal will contribute to the pedestrian movement through St Leonards, 

particularly for rail commuters, by facilitating improved public domain amenity 
and east-west connections from the site to St Leonards Station.

A well-designed place 
New buildings that model the highest quality 

design, respecting and enhancing the 

existing local character of the area 

An employment hub 

Providing 16,500 additional jobs over the 

next 20 years to 

support a growing and evolving economy, 
with opportunities for employment in the 

industrial, professional, creative, retail, health 

and education sectors.

Consistent 

The proposed building is capable of achieving design excellence, and will be an 
iconic contribution to the St Leonards skyline. The indicative scheme is 

discussed in Section 4.0 and is further evaluated in Section 7.0. 

Consistent 

It is proposed to maintain the existing non-residential FSR of 2.5:1. The amount 

of non-residential FSR is considered to be more than sufficient to support the 

existing health and education industry within the immediate area, given current 
demand for commercial floor space in St Leonards.
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Objective or Criteria 

A home for people of all ages 
A greater mix of homes will be available to 

the diverse range of people that live in the 

area.

Consistency of Planning Proposal 

Consistent 

The proposal will facilitate a mixed-use development that will provide 

approximately 446 residential units. The units will have a variety of sizes, 

configurations and bedroom numbers and will be suitable for a range of 

residents, including singles, couples and families. 

Consistent 

The proposal includes a substantial extension of the public domain via a 4.5m 

elevated green plaza, linking the site with St Leonards Station and Christie Park.

A greener place 
Parks and public green spaces will provide 
areas for locals to be active, creative, and 

enjoy green leafy spaces throughout the 

area, away from built up areas in St 

Leonards. 

Area Wide Design Principles

Place - Ensure new development retains and Consistent

enhances important heritage elements by The proposed development concept will not adversely affect any existing
using sympathetic building materials and heritage items or the Naremburn heritage conservation area. See the Heritage

preserving key views and vistas. Impact Statement at Appendix F.

Place - Retain and enhance the village Not relevant

atmosphere in and around Crows Nest, The proposal will not affect Crows Nest or Willoughby Road.

particularly along Willoughby Road.

Place - Ensure no additional overshadowing Discussed further in Section 7.2

of public open spaces and important places The proposal results in a net increase in the amount of open space with access
in accordance with solar access controls to sunlight, even if only the open space proposed within the site (i.e. excluding
identified on page 49 of the Plan the proposed Chandos Street open space) is counted. As such, the proposal is

considered to result in a net public benefit, even though the sun access plane in
the 2036 Plan has not been strictly adhered to.

Place - Apply casual surveillance and Consistent

universal access principles to new The future development of the site will incorporate active frontages along
development to create a safe, inclusive and Christie Street and Chand os Street that will provide casual surveillance and

comfortable environment. activation of the public domain.

Place - New development should have Consistent

consideration to wind impacts demonstrated A Pedestrian Wind Environment Statement has been prepared in accordance

through a wind assessment. with this planning proposal and generally concludes that wind conditions within
and around the site are expected to benefit from shielding by the surrounding

buildings directly to the south. Refer to Appendix I.

Landscape - New buildings adjoining Hume Not relevant

Street Park should contribute to the village The proposal does not adjoin the Hume Street Park.

green atmosphere. They should also provide
an active frontage to the park and encourage
connections between Willoughby Road,
Hume Street Park and Crows Nest Sydney
Metro Station.

Landscape - New development along Consistent

Chandos, Oxley and Mitchell Streets should The proposal provides significant new areas of public domain that will result in a

provide wider setbacks to enable the creation major improvement to the amenity and greenery along Chandos Street.

of greener streets.

Landscape - New development adjoining the Consistent

new green link should contribute to its The proposed development does not adjoin the green link. However, it does

landscape character. For example, planter propose public domain improvements that will improve the landscape character

boxes, lighting, green walls, deep planting, of Chandos Street.

landscaped setbacks and forecourts.

Landscape - New development in nominated Not relevant

areas along Pacific Highway should be The proposal is not located on the Pacific Highway.
setback 3 metres and incorporate elements

such as avenue planting, below ground
setbacks for deep soil planting.

Landscape - Incorporate new street trees to Consistent

improve the overall tree coverage in the area. The site is capable of additional tree planting as part of the public domain

strategy - the proposed pedestrian linkages include significant new tree planting.
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Objective or Criteria Consistency of Planning Proposal

Built form - Consider cumulative impacts of Consistent

new developments on existing areas, The proposal effectively manages overshadowing of the open space that is most

including overshadowing, wind impacts and affected by the proposal (being Christie Park) by offsetting any overshadowing
view loss. with significant new public domain.

Longer range shadows are generally cast over commercial buildings, and much

of St Leonards is already overshadowed by existing or approved. Importantly,
the shadow that would be cast by future development on the site would not affect

any other areas subject to sun access planes in the 2036 Plan.

A Pedestrian Wind Environment Statement has been prepared in accordance

with this planning proposal and generally concludes that wind conditions within

and around the site are expected to benefit from shielding by the surrounding
buildings directly to the south. Refer to Appendix I.

Most significant views are to the south - many buildings in the area enjoy views
of the Harbour Bridge and Sydney CBD. Most large-scale development is
located south of the site; therefore, future development on the site will be unlikely
to affect any significant views.

Built form - Contain taller buildings between Consistent

St Leonards Station and Crows Nest Station The site is located between St Leonards Station and Crows Nest Station, and is

and on nominated significant sites along the considered

Pacific Highway.

Built form - In transition areas between low Consistent

and high-rise developments, new The Narembum HCA is close to the site; however it is considered that the

development should consider the prevailing impacts of the proposal as a residential tower on the HCA are negligible, as the
scale and existing character in the design of site is buffered by further commercial development to the north which has a
their interfaces. more critical interface with the HCA than the proposed building. Additionally, the

orientation of both lots and buildings within the HCA do not include a direct line
of sight with the proposed building, and are positioned in a more northern setting
than the subject building. Refer to Appendix F.

Built form - New building design should Consistent

provide high on-site amenity and consider Although the proposed building is not set back from Chandos Street, the

street width and character by providing proposal includes substantial additional open space in and around the site. This

ground and upper level setbacks and additional open space provides additional ’breathing room’ around the building,
awnings to achieve a human scale at street effectively setting back the building. Further, awnings, planting and other

level. elements combine to create a human scale at street level.

Land use - Ensure new development Consistent

contributes to a range of dwelling types in the The proposed development will provide a range of dwelling types. Indicatively,
area to cater for all life cycles. the future development will accommodate the following dwelling mix:

. 15% 1 bedroom;

. 62% 2 bedroom; and

. 23% 3 bedroom.

Land use - Protect key industrial land at Not relevant

Artarmon that services much of the North The site is not located within the Artarmon industrial area.

Shore

Land use - Ensure new employment sites in Consistent

the area cater to a range of business types The proposal will include a minimum of 2.5:1 non-residential FSR that will be

and sizes. capable of accommodating a range of diversified high-quality office spaces to

support the existing health precinct prevalent within the immediate area.

Land use - Foster development of high Not relevant

technology and health related uses in the The site is not located in the light industrial area.

light industrial area to support the

surrounding hospitals

Land use - Investigate locations for a new Not relevant

primary and high school in the area to The site is not capable of accommodating a primary or high school.

support the growing community

Land use - New development in the mixed Consistent

use zone should contribute to delivery of The proposal activates both Christie Street and Chandos Street, and provides
active streets by providing a range of uses at several retail tenancies that will be capable of accommodating a range of uses.

ground floor
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Objective or Criteria 

Land use - Protect large commercial core 
zoned sites to ensure employment uses are 

protected into the future 

Movement - New development should 

contribute to the improvement of the walking 
and cycling network in the area as well as 

help to connect to wider regional areas.

Consistency of Planning Proposal 

Consistent 

This planning proposal includes a minimum of 2.5:1 non-residential FSR.

Consistent 

The proposal will facilitate movement through St Leonards providing a publicly 
accessible ground plane with additional pedestrian linkages, facilitating 
separated pedestrian movement to the station and also to Christie Park via an 

elevated plaza/concourse. This will contribute to walking and cycling connections 
within the area by eliminating interference with vehicles and the existing road 

network, providing a safer and more activated connection for a better pedestrian 

experience at an appropriate human scale.

The landscaped open space at the ground floor of the proposed development 

concept is consistent with the future provision of the proposed foreshore to 

foreshore link as identified within the place actions and recommendations 

diagram in the 2036 Plan (page 45). An extract from the diagram is shown 
below.
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Movement - Identify opportunities to improve 

safety along existing pedestrian and cycling 
routes

Movement - New development should 

encourage use of public transport and reduce 

the need to use a private car. Innovative 

solutions such as car sharing are 

encouraged. 

Movement - New commercial developments 
should incorporate end of trip facilities to 

encourage more people to walk and cycle to 

work.

Consistent 

The proposal will increase safety around the site by providing active frontages to 
each elevation and enabling the "public private" open space at ground level, 

encouraging people to dwell within the area which may enable an increase of 

casual surveillance. 

Consistent 

The development concept proposes a car parking capacity of 205 spaces, which 

is below Council’s parking rates and reflects the site’s proximity to St Leonards 

Station. Further, the proposed public domain improvements encourage public 

transport usage via convenient access to St Leonards Station. 

Consistent 

The proposal includes a public end of trip facility as part of the public benefit 
offer.

Design Criteria 

Meet solar height planes in this Plan 

(identified in Figure 11 on page 26).

Discussed further in Section 7.2 

The proposed development concept is considered to produce a better planning 
outcome, in that the additional public domain proposed as part of the public 
benefit offer provides a net increase in the amount of public open space that 

receives sunlight.
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Objective or Criteria 

Consideration of quality streetscape aspects 
such as setbacks, street wall height and 

heritage buildings.

Consistency of Planning Proposal 

Consistent 

. The building is positioned generally within the centre of the site and provides 
a setback to each boundary at ground level. 

. The tower is extremely slender and will not dominate the streetscape. 

. The proposal includes significant additional public domain, which improves 
the overall quality of the streetscape and provides additional buffer around the 

proposed building. 

. No heritage buildings are located on the site.

Acknowledge key views and vistas such as 

key long distance vistas which offer sky 
views, and vistas where a building may 
terminate the view.

Avoid a monolithic street wall effect through 
the distribution of higher buildings.

Consistent 

The proposal is not located at the terminus of a key view. However, the proposal 
will be a key part of the St Leonards skyline and will be highly visible from 

surrounding areas.

The proposal is located a logical height peak - consistent with the dual height 
peaks shown on page 24 of the 2036 Plan - and will be an iconic addition to the 

St Leonards skyline.

The site is located at the northem boundary of the St Leonards commercial core 

precinct - the most significant views of the Sydney CBD, Harbour Bridge and 

Sydney Harbour are to the south; as such, the proposed development concept 
will not terminate any long distance iconic views. 

Consistent 

The proposal has sufficient separation from other potential tall tower sites in the 

area, such that a monolithic street wall affect will not be created. This separation 
includes: 

. 26m separation from the Forum to the south-east; 

. 65m separation from 100 Christie Street to the south; and 

. 40m separation from 1 Chandos Street to the south-west.

Transition heights from high rise areas down 
towards existing lower scale areas, including 
areas not proposed for height 

changes, and Willoughby Road.

Consistent 

The site is located within <100m of St Leonards Station and within the area 

nominated for tall towers.
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Significant Site Design Criteria 

While the site is not identified as a significant site in the 2036 Plan, consistency with the Significant Site Design Criteria is 
addressed below.

Undertake a design excellence process Capable of achieving consistency 
The proposal has undergone several design iterations following the initial design 

concept, in response to the challenging site context and strategic planning 
context in St Leonards. This has resulted in the development of a highly refined 
scheme that is capable of achieving design excellence and is supported by a 
series of studies and reports.

It is anticipated that, as part of the future development application, the proposal 
will be reviewed by the Willougby Local Planning Panel and/or a select design 
review panel.
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Objective or Criteria 

Sustainable, walkable and liveable city.

Consistency of Planning Proposal 

Consistent 

. Sustainability - The proposal is capable of incorporating suitable ESD 

measures. This will be explored further at DA stage. 

. Walkability - The proposal will facilitate both future north-south and east-west 

connections across the site by expanding the public domain at ground level. 
The proposal will also contribute to the activation of the surrounding public 

domain, increasing safety and walkability for pedestrians. 

. Liveability - The proposal will provide a range of dwelling types, catering to 
wide demographic of future residents and providing high-amenity living within 

a vibrant mixed-use centre.

Meet solar height planes in this Plan 

(identified in figure 11 on page 26).

Discussed further in Section 7.2 

The proposal includes significant additional public domain, which will result in a 
net increase in the amount of open space that receives sunlight. Although 
inconsistent with this criterion, the proposal provides a greater public benefit than 

if the site were to remain undeveloped or were to be developed to the height in 

the draft 2036 Plan. Refer to Section 7.2 for further discussion.

Manage cumulative overshadowing impacts 
of significant sites in the area. Consider 

actions and recommendations identified in 

the draft Plan

Respond to street character and surrounding 
heritage items and/ or areas when 

determining street wall height, awnings and 

ground and upper level setbacks

Exemplary street level activation and 
contribution to the public domain with ground 
level setbacks, plazas or similar

Ethos Urban I 218846

Consistent 

Being isolated to the northern boundary of the main commercial precinct and 

separated from the lower density areas to the south of St Leonards, the proposal 
will cast minimal additional shadow over sensitive areas or land uses. 

Overshadowing is discussed further in Section 7.2. 

Capable of achieving consistency 
The proposal is situated between the Naremburn HCA and St Leonards Station 

and responds to the higher density character of St Leonards as it forms part of 

the northern sector of the commercial core area within the established St 

Leonards Precinct. The building forms part of the backdrop to the existing St 

Leonards skyline and is located south of the existing HCA. Refer to Section 7.5. 

Consistent 

The proposal includes a substantial extension and embellishment of the 

surrounding public domain, through the provision of an elevated pedestrian 

concourse/plaza. These public domain improvements will integrate with the 

future design of Christie Park, and will activate and improve pedestrian amenity 

along Chandos Street.

A plan of the proposed public domain plan is shown below.
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Objective or Criteria 

Have a positive impact on the area’s key 
view lines and vistas, with consideration of a 

visual marker of an important place

Slender towers (smaller floor plate) to avoid 
bulk

Make significant improvements to the public 
domain and local infrastructure.

Consistency of Planning Proposal 

Consistent 

The proposal will be an important visual marker in the St Leonards skyline, 

denoting the centre of St Leonards as a key regional centre along with North 

Sydney and Chatswood. 
The site’s position at the highest point of St Leonards is reinforced by the 

surrounding heights shown in the 2036 Plan, being: 
. 36 storeys at 100 Christie Street to the south; 

. 30 storeys at The Forum to the south-west; and 

. 50 storeys at 621 Pacific Highway to the south. 

These heights make the subject site a logical location for the highest point of St 

Leonards, reinforcing the twin height peaks on page 24 of the 2036 Plan, and 

fulfilling a role as a visual marker of the St Leonards core. 

Consistent 

Slenderness is not simply a measure of the tower floor plate size - it is typically 
a function of the ratio of building height to width.

The indicative scheme has a typical tower floor plate size of 639-717 sqm GFA 

but has a maximum height of 241 m. This is consistent with the GFA of nearby 

buildings such as 100 Christie Street (which has a larger floor plate than the 

proposed development concept but lower height) and high density buildings 
along the Pacific Highway. By comparison, City of Sydney mandates a maximum 
floor plate control of 1,000 sqm GFA for tower heights of 235m.

Based on this ratio, the proposed development would be more slender than a 

typical building in Sydney CBD, and by any measure could be considered to be 

an extremely slender building. 

Consistent 

The proposed development will contribute significantly to the improvement of the 

surrounding public domain by: 
. activating three frontages, thereby improving foot traffic and safety; 

. providing significant street tree planting and additional landscaped elements 

to the site at ground floor level; and 

. facilitating a public domain that will enable future pedestrian connections 

across and around the site.

Provide gradual transitions, sensitive 

interfaces and an appropriate response to 

the scale of the street (using a combination 
of street wall heights, ground and upper level 

setbacks).

Consistent 

The proposed development is consistent with this criterion, as: 
. the development is located within the core of St Leonards, and is therefore 

located within a cluster of other tall developments to the south, such as 100 

Christie, 621 Pacific Highway and The Forum; 

. the site is surrounded by other commercial developments to the east and 

north, and a car park to the west, none of which are sensitive to height or 

density; 

. the future development, when viewed from the Naremburn HCA, will be read 

against a backdrop of other tall development; 

. the scheme provides significant ground level setbacks, which extend the 

effective public domain at ground level; and 

. the proposed public domain extensions respond to the scale and character of 
Chandos Street.
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Objective or Criteria 

Avoid unreasonably constraining 
development potential of neighbouring sites

Consistency of Planning Proposal 

Consistent 

The location of the tower has been carefully considered, and is designed to 

avoid unreasonably constraining any surrounding sites. 
. 112 Christie Street to the north is zoned 83 Commercial Core and is 

proposed to remain as such in the draft 2036 Plan. 112 Christie Street is 

separated from the site by Evans Lane, and it is considered that the future 

development of the site will not hinder or constrain its redevelopment. 

. 100 Christie Street is subject to the final stages of a planning proposal to 
facilitate its redevelopment as a 132m mixed-use tower. However, 100 

Christie is separated from the site by Christie Park, which provides a buffer of 

some 53m, which is considered more than sufficient to allow 100 Christie 

Street to meet its requirements under the Apartment Design Guide. 

. 14-16 Chandos Street and the other sites to the east are separated from the 

site by Christie Street, which provides a buffer of 21 m. 14-16 Chandos Street 

is zoned 83 Commercial Core and is proposed to remain as such in the draft 

2036 Plan. It is considered that the future development of the site will not 

hinder or constrain the development of 14-16 Chandos Street. 

. The site abuts the Alto site to the west. In order to avoid constraining future 

development of the Alto site, the scheme provides a setback of approximately 
15m. This setback provides for adequate visual privacy separation under the 

ADG; as such, would not preclude future development of the Alto site.

Tree canopy planting or other landscaping in 

public spaces on site.

Consistent 

The proposed development concept will contribute to additional landscaping, 

including tree canopy planting, within the upper and lower ground plane of the 

subject site as part of the proposed public domain extension. The public domain 

extension also proposes additional playground, seating and opportunities for 
informal meeting places.

Based on the above assessment, this planning proposal is consistent with the 2036 Plan’s vision and design criteria 

identified for significant sites. Specifically: 

the site is located within 100m of St Leonards Station and is surrounded by other sites identified for tall 

buildings; 

the site is a logical location for a height peak and will act as a visual marker of the St Leonards core; 

the site will significantly improve and further activate the surrounding public domain and facilitate north-south 

and east-west pedestrian connections, providing an enhanced public domain that connects to Christie Street 

Park; and 

future development of the site is capable of achieving a slender, high-quality architectural form that will be 

capable of achieving design excellence. 

The planning proposal’s consistency with the solar access objectives of the draft 2036 Plan are further discussed in 

Section 7.2.

6.2.5 Strategic Merit Test 

A Guide to Preparing Planning Proposals sets out that in order to answer this question, a planning proposal needs 

to justify that it meets the Strategic Merit Test. The consistency of this Planning Proposal with the mandated 

assessment criteria is set out below.

a) Does the proposal have strategic merit? Is it: 

Consistent with the relevant regional plan outside of the Greater Sydney Region, the relevant district plan within 

the Greater Sydney Region, or corridor/precinct plans applying to the site, including any draft regional, district or 

corridor/precinct plans released for public comment; or 

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

Responding to a change in circumstances, such as the investment in new infrastructure or changing 

demographic trends that have not been recognised by existing planning controls.
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Yes. This proposal is considered to have clear strategic merit.

Firstly, the proposal is consistent with the North District Plan, in that it:

facilitates development in a location that capitalises on major infrastructure investment (i.e. Sydney Metro); 

will provide additional housing in an area consistent with identified urban renewal criteria; 

contributes to the aspiration for a 30-minute city by providing housing within a Strategic Centre and with access 

to other employment centres across Sydney; and 

proposes public domain upgrades that will create a people-friendly public realm and enhance the dual function 

of surrounding streets as places for people and movement. 

Secondly, the proposal is consistent with all objectives and criteria in the draft St Leonards and Crows Nest 2036 

Plan, apart from the sun access plane criteria. As discussed in Section 7.2, the proposal offsets this by contributing 
substantial new public domain with access to sunlight. Otherwise, the site is wholly suitable for uplift, and is 

consistent with the identified ’height peaks’ in the draft 2036 Plan.

Thirdly, the proposal responds to a significant change in circumstances catalysed by the NSW Government’s 

investment in Sydney Metro. Other changes that have occurred since the gazettal of the LEP in 2012 include the 

following:

The Greater Sydney Region Plan and the North District Plan were released, which identified a need to increase 

housing supply in strategic centres close to transport and that the Greater Sydney Region required an additional 

725,000 homes will be needed by 2036 to meet demand based on current population projections. 

The evolution of character and scale of development in St Leonards with a number of planning proposals 

introducing a mix of uses in the St Leonards precinct, further demonstrating the changing context of the area. 

The declining demand for office space in St Leonards over the past 16 years is a significant factor in the viability 
of stand-alone commercial development on this site and others in the area. This is discussed in more detail in 

the Employment Study at Appendix C.

b) Does the proposal have site-specific merit? Having regard to the following: 

the natural environment (including known significant environmental values, resources or hazards) and 

the existing uses, approved uses, and likely future uses of land in the vicinity of the proposal and 

the services and infrastructure that are or will be available to meet the demands arising from the proposal and 

any proposed financial arrangements for infrastructure provision. 

Yes. The proposal is considered to have site-specific merit.

The natural environment

The site is located in a highly urbanised environment, with little to no natural environmental qualities. However, the 

proposal does respond to the site’s specific environmental constraints, including:

providing substantial improvements to the surrounding public domain, improving amenity and walkability for 

pedestrians, and contributing to the landscape quality within the site and Chandos Street; 

offsetting any overshadowing of Christie Park through the provision of additional public domain; 

managing cumulative overshadowing of surrounding areas by minimising the profile of the tower; 

anticipating and managing potential wind impacts (see Pedestrian Wind Environment Study at Appendix I); and 

confirming that the site is suitable for the proposed use (see Preliminary Site Assessment at Appendix D).

Existing, approved and future uses 

The proposed mixed-use rezoning of the site is commensurate with the changing development landscape of the St 

Leonards precinct as a result of the recent amount of planning proposals, both lodged and approved, within the 

immediate vicinity of the site.
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St Leonards is in a state of flux and transition towards a mixed-use centre. This is evidenced by the progress of 

planning proposals for both 100 Christie Street and 621 Pacific Highway, both of which propose mixed-use towers 

within the historic commercial core of St Leonards. This is representative of a shift in thinking and an acceptance 
that non-residential uses in St Leonards are best facilitated through mixed-use zoning, with residential uses 

supporting the viability of commercial uses and providing for a 24/7 population.

Further, the site sits within a cluster of existing and proposed towers, and is within 100m of St Leonards Station. 

Consistent with the principles for height and density in the draft 2036 Plan, the site is considered appropriate for 

increased density, whilst maintaining compatibility with existing, approved and future uses in the vicinity.

Services and infrastructure

The population of St Leonards expected to grow exponentially, further strengthening the activation of the precinct as 

a whole. To support this growth, it is essential that streetscape and commuter/pedestrian infrastructure is provided 
to support the population increase and proposed mixed use precinct that is slowly evolving within the area.

The proposal provides an extension to the Christie Street Reserve to the south and will assist in providing a higher 

quality, greener and pedestrian prioritised plaza that will contribute to the reinvigoration of the Station precinct 

through the VPA offering, connecting St Leonards Station, Christie Street Park and the site as a unified place.

Summary 

This planning proposal achieves the assessment criteria as it demonstrates both strategic merit and site-specific 
merit. Therefore, it is considered that this Planning Proposal meets the Strategic Merit Test.

Q4 - Is the Planning Proposal consistent with a Council’s local strategy or other local strategic plan? 

In 2006, the trio of Lane Cove, Willoughby and North Sydney Councils formed a partnership to develop the St 

Leonards Strategy 2006 (The 2006 Strategy). It is the only relevant Council produced document that relates solely 
to St Leonards. It includes four primary aims:

to inform the content of each of the Council’s new comprehensive LEPs (which have been created since then), 

as part of the NSW Planning Reform Program; 

to identify how the economic role of the centre can be strengthened; 

to identify how sustainability, amenity and a sense of place in the centre can be strengthened; and 

to establish a co-ordinated planning approach from three Councils. 

The 2006 Strategy recommended a ’strategic growth’ scenario to achieve the increase in workspace required to 

accommodate the 8,000 additional jobs in St Leonards targeted by the Draft Inner North Subregional Strategy at the 

time. It identified the subject site as forming part of the St Leonards Centre at its northern boundary and 

recommended the area suitable for mixed use development capable of enabling residential, commercial and hotel 

uses with supporting retail uses. As such the site was rezoned from Special Uses A Zone as part of the Willoughby 
LEP 1995 to Commercial Core under the Willoughby LEP 2012. This change of zoning was a clear response by 
Council to enable a diversified use on the subject site to facilitate the changing needs of the St Leonards Precinct at 

the time to accommodate a larger working population. 

Whilst Council has worked to retain the commercial core within the St Leonards Centre over the last 10 years, in 

accordance with the Strategy, development of the site (and wider area) under the current 83 Commercial Core zone 

has not occurred and this is reflected through the state of the subject site as well as neighbouring buildings within 

the Willoughby Council regulated part of the precinct. 

As such, the strategic vision for the St Leonards Centre is currently under review by both State and Local 

government planning authorities with the preparation of an updated St Leonards Strategy which is reflected through 
the recently released draft St Leonards 2036 Plan.
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6.2.6 Willoughby Draft Local Strategic Planning Statement 

In July 2019, Willoughby Council released its Draft Local Strategic Planning Statement (Draft LSPS). This planning 

proposal will contribute strongly to the achievement of the key directions and actions in the Draft LSPS, as:

The proposal provides dwellings to contribute to the overall housing needs of Willoughby LGA. The housing 

provided is in proximity to jobs and public transport, and generally protects low density areas from needing to 

accommodate additional development (Priority 1). 

The proposal enhances walking and cycling connections into and through St Leonards (Priority 3). 

The proposal provides social infrastructure in the form of open space to cater to the growing population of St 

Leonards and surrounds, promoting a healthy and socially connected community (Priority 4). 

The proposal provides new active retail tenancies and drastically improves the streetscape outcomes in and 

around the site (Priority 6). 

The proposal provides renewed and fit-for-purpose commercial space to complement St Leonards’ role as a 

commercial and health and education precinct (Priority 11). 

Further commentary on the Draft LSPS is contained in later sections.

Q5 - Is the Planning Proposal consistent with applicable State Environmental Planning Policies? 

Yes.

An assessment of the Planning Proposal against relevant State Environmental Planning Policies (SEPPs) is set out 

in Table 6 below.

Table 6 Consistency with State Environmental Planning Policies

SEPP Consistency N/A Comment IYes No

SEPP No.1 Development ./ Not relevant to proposed LEP amendment.

Standards

SEPP (State and Regional ./ Not relevant to proposed LEP amendment.

Development) 2011

SEPP (Affordable Rental ./ Not relevant to proposed LEP amendment.

Housing)

SEPP (Exempt and ./ Not relevant to proposed LEP amendment.

Complying Development

Codes)

SEPP No. 55 Remediation of ../ A Preliminary Site Investigation accompanies this
Land planning proposal and is provided at Appendix D.

Based on the findings of the PSI, it is concluded that
the site can be made suitable for residential uses.

SEPP No. 64 Advertising and ../ This planning proposal will not preclude future

Signage compliance with SEPP 64.

SEPP No. 65 Design Quality ../ Future development on the site is capable of

of Residential Apartment complying with SEPP 65 and the Apartment Design
Development Guide.

SEPP (BASIX) 2004 ../ This planning proposal will not preclude future

compliance with SEPP (BASIX) 2004.

SEPP (Infrastructure) 2007 ../ Consultation with RMS and Transport for NSW will

occur during public exhibition.

SREP (Sydney Harbour ../ The proposed development is not located directly on

Catchment) 2005 the Sydney Harbour Catchment foreshore.

Consistency with the SREP will be considered and

addressed appropriately at DA stage.
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Q6 -Is the Planning Proposal consistent with applicable Ministerial Directions (s.9.1 directions)? 

Yes.

An assessment of the Planning Proposal against applicable section 9.1 Directions is set out in Table 7 below.

Table 7

Direction

Consistency with section 9.1 directions 

Consistency N/A 

Yes I No 
1. Employment and Resources

Comment

1.1 Business and Industrial ./ Addressed further in Section 6.2.1.

Zones

1 .2 Rural Zones ./ Not applicable.

1.3 Mining, Petroleum ./ Not applicable.
Production and Extractive

Industries

1 .4 Oyster Aquaculture ./ Not applicable.

1.5 Rural Lands ./ Not applicable.

2 Environment and Heritage

2.1 Environmental Protection
./

Not applicable.
Zones

2.2 Coastal Protection ./ Not applicable.

2.3 Heritage Conservation ./
The site is not located within a heritage
conservation area.

2.4 Recreational Vehicle Area ./ Not applicable.

3. Housing, Infrastructure and Urban Development

3.1 Residential Zones ./ The proposed amendment to the LEP would result

in the delivery of new dwellings located close to

significant public transport, employment
opportunities and day to day services. The proposal
will therefore make more efficient use of

infrastructure and will reduce the consumption of

land for housing and associated urban development
on the urban fringe.

3.2 Caravan Parks and ./ Not applicable.
Manufactured Home Estates

3.3 Home Occupations ./ No change is proposed to the current permissibility
of home occupations.

3.4 Integrating Land Use and ./ The planning proposal will facilitate a mixed-use

Transport development that better utilises its proximity to

public transport at the existing St Leonards station

(approximately <100m from the site). The LEP
amendment will unlock the development potential of
the site, will concentrate critical mass to support

public transport, and improve access to housing and

jobs and services by walking, cycling and public
transport.

The Planning Proposal is also broadly consistent
with the aims, objectives and principles of Improving

Transport Choice - Guidelines for planning and

development (DUAP 2001), and
The Right Place for Business and Services -

Planning Policy (DUAP 2001) in that it will provide
residential accommodation in an area well serviced

by public transport.
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- -

Direction Consistency N/A Comment

Yes No

3.5 Development Near .{ Not applicable.
Licensed Aerodromes

3.6 Shooting Ranges .{ Not applicable.

4. Hazard and Risk

4.1 Acid Sulfate Soil .{ WLEP 2012 contains acid sulphate soils provisions
and this proposal does not seek to amend them.

Acid sulphate soils investigations and analysis will

accordingly be undertaken as part of any future

development of the land in accordance with the

requirements of the WLEP 2012.

4.2 Mine Subsidence and .{ The site is not identified as mine subsidence or

Unstable Land unstable land.

4.3 Flood Prone Land .{ Not applicable.

4.4 Planning for Bushfire .{ Not applicable.
Protection

5. Regional Planning ../

6. Local Plan Making

6.1 Approval and Referral .{ This Planning Proposal will require concurrence

Requirements with RMS and TfNSW in accordance with this

Direction.

6.2 Reserving Land for Public .{ This Planning Proposal is consistent with this

Purposes Direction in that it does not create, alter or reduce

existing zonings or reservations of land for public

purposes.

6.3 Site Specific Provision .{ This planning proposal seeks to rezone the site to

an existing zone already in the Willoughby LEP (B4
Mixed Use), without imposing any additional

requirements for that zone.

7. Metropolitan Planning

7.1 Implementation of A Plan .{ The planning proposal is consistent with the

for Growing Sydney Metropolitan Plan, as the proposal provides for

additional dwellings and employment-generating
floor space in proximity to public transport and a

strategic centre.

7.2 Implementation of Greater ../ Not applicable
Macarthur Land Release

Investigation

7.3 Parramatta Road Corridor ../ Not applicable
Urban Transformation Strategy

7.4 Implementation of North ../ Not applicable
West Priority Growth Area
Land Use and Infrastructure

Implementation Plan

7.5 Implementation of Greater ../ Not applicable
Parramatta Priority Growth

Area Interim Land Use and

Infrastructure Implementation
Plan.

7.6 Implementation of Wilton ../ Not applicable
Priority Growth Area Interim

Land Use and Infrastructure

Implementation Plan
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- -

Direction Consistency N/A Comment

Yes No

7.7 Implementation of ../ Not applicable
Glenfield to Macarthur Urban

Renewal Corridor

7.8 Implementation of Western ../ Not applicable
Sydney Aerotropolis Interim

Land Use and Infrastructure

Implementation Plan

7.9 Implementation of Bayside ../ Not applicable
West Precincts 2036 Plan.

7.10 Implementation of ../ Not applicable
Planning Principles for the

Cooks Cove Precinct

6.2.1 Consistency with Ministerial Direction 1.1 

Direction 1.1 applies when a planning proposal will affect land within an existing or proposed business or industrial 

zone. The site is currently zoned 83 Commercial Core and is proposed to be rezoned to 84 Mixed Use.

Although the proposed change to a 84 zone will facilitate residential development as a permitted use, the new zone 

will retain the existing employment capacity of the site by maintaining 2.5:1 non-residential FSR. In this regard, the 

Proposal remains consistent with Direction 1.1 (4 )(c) which requires that a planning proposal must not reduce the 

total potential floor space area for employment uses and related public services in business zones.

Despite the retention of the non-residential floor space provision, the planning proposal will facilitate an increase in 

the overall amount of employment generated by allowing the site to be redeveloped to enable higher quality office 

stock, which is lacking within the immediate area as vacancy rates for office spaces are at a record high, likely due 

to the existing low grade office stock. This is discussed further in the Employment Study prepared by Urbis provided 
at Appendix C.

Notwithstanding, this planning proposal remains committed to providing employment generating uses that are 

consistent with the current 83 Commercial Core zone, as it enables 3,560m2 of commercial floor space on the site. 

This offering, contributed with additional future floorspace surplus expected to service the St Leonards Centre, has 

the capacity to satisfy the entire commercial office market demand in the Centre for the next decade.

As such, the planning proposal is consistent with Direction 1.1 as it will increase the amount of actual commercial 

floor space available in the St Leonards Strategic Centre, consistent with the original WLEP 1995 objectives that 

enabled St Leonards to grow as a precinct. If the site remains undeveloped and compliant with the 2036 Plan and 

current WLEP 2012 provisions, increased employment generation is not possible.

The proposal is therefore consistent with the objectives of Direction 1.1, as outlined below:

a) encourage employment growth in suitable locations, 
The proposal will facilitate the redevelopment of the site to provide more enticing, higher quality and diversified 

office stock, encouraging employment growth in the St Leonards Centre in consistency with the current zoning 

objectives and non-residential FSR under the WLEP 2012. The Centre is a specialised health services and 

education precinct, as prescribed by strategic planning objectives. As such, future employment on the site will likely 
facilitate further growth and expand the future capacity of these industries. This planning proposal will directly 
facilitate the achievement of this objective as it will provide a significant amount of high-quality commercial floor 

space on site.

b) protect employment land in business and industrial zones, and 
While the proposal seeks to amend the site’s zoning to 84 Mixed Use, the range of permitted employment and 

business uses remain the same as they would be under the 83 Commercial Core zone. As such, the Proposal will 

not erode employment land on the site.

c) support the viability of identified strategic centres,
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The proposal will support the viability of the St Leonards Strategic Centre by facilitating the delivery of diversified, 

higher quality commercial and residential floor space that is in line with supporting strategic documents as 

demonstrated recently. The introduction of residential uses on the site will greatly support the viability of the future 

mixed-use development that is currently emerging within the wider precinct. These uses will benefit from the 

existing rail infrastructure and significant investment in Metro infrastructure, community spaces and retail offerings in 

the existing Centre, all of which will encourage and foster new growth in a highly functional and well-integrated 
mixed-use precinct.

6.2.2 Consistency with future section 9.1 direction requiring consistency with St leonards and 

Crows Nest 2036 Plan

A section 9.1 direction was implemented alongside the finalisation of the Bayside West 2036 Plan, at the time. This 

direction requires the following:

A planning proposal authority must ensure that a planning proposal is consistent with the Bayside West 

Precincts 2036 Plan, approved by the Minister for Planning and published on the Department of Planning and 

Environment website in September 2018.

The direction also states that:

A planning proposal may be inconsistent with the terms of this direction only if the planning proposal authority 

can satisfy the Secretary of the Department of Planning & Environment (or their nominee), that: 

(a) the provisions of the planning proposal that are inconsistent are of minor significance, and 

(b) the planning proposal achieves the overall intent of the plan and does not undermine the achievement of its 

vision, objectives and planning principles for the Bayside West Precincts.

It is anticipated that a similar section 9.1 direction will be implemented alongside the finalisation of the St Leonards 

and Crows Nest 2036 Plan.

The significant constraints imposed by ensuring that there is sufficient solar access to Christie Street Reserve has 

prevented the site from being identified for additional uplift as part of the 2036 Plan and is a genuine impediment to 

the redevelopment of the site without a planning proposal. As discussed, this planning proposal is broadly 
consistent with the draft 2036 Plan, as demonstrated in Table 5. Table 5 highlights the sites compatibility with the 

principles and criteria of the 2036 Plan to be considered as a ’significant site’ capable of achieving additional height 
and density provisions.

While the proposal does not comply with the sun access plane to Christie Park identified in the draft 2036 Plan, it 

provides additional open space with access to sunlight, such that the net amount of open space with solar access is 

increased. This is considered to meet the fundamental objective of the sun access planes in the draft 2036 Plan, 

which is to achieve solar access to public open space. This is discussed further in Section 7.2.
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7.0 Environmental, Social and Economic Impacts

Q7 - Is there any likelihood that critical habitat or threatened species, populations or ecological 

communities, or their habitats, will be adversely affected as a result of the proposal? 

The planning proposal will not result in any impact on critical habitat or threatened species, populations or 

ecological communities or their habitats, given the site’s urban location.

Q8 - Are there any other likely environmental effects as a result of the Planning Proposal and how are they 

proposed to be managed? 

As discussed in the following sections, the proposal is not expected to result in any significant adverse 

environmental effects.

7.1 Builtform and Scale

Height and FSR 

The proposed built form and massing was informed by the criteria set out in the 2036 Plan and was further 

supported by a detailed concept design analysis undertaken by Kann Finch (see Appendix B). Building height is a 

key aspect in the design of clear and legible cities. The height and bulk of the St Leonards area has already 
transformed the nature of the local area with a number of tall building forms recently approved or pending approval 

on surrounding sites, as shown in Figure 35.

The current St Leonards skyline is defined by the density that surrounds the St Leonards Station, originally enabled 

by the Forum. The decision to support the increase in heights within St Leonards has redefined the structure of the 

centre, promoting growth and transformation as a regional centre within Greater Sydney.

In this regard, the concept design has been prepared in accordance with the 2036 Plan, which recognises that taller 

built form is an appropriate response to the site’s accessibility to St Leonards Station. Best practice transport- 
oriented development principles place the tallest buildings closest to areas of the highest activity and transport 

accessibility and seeks to concentrate height at the centre. The concept design analysis for the proposal has 

determined a maximum height of the tower of 241 m (RL 319.2), consistent with the twin peak transit orientated 

development principles contained within the 2036 Plan, refer to Figure 35. The height of the proposed building is 

consistent with the 2036 Plan’s objectives around public transport nodes, referred to by the 2036 Plan (page 30) as 

the ’peaks’, which concentrate taller buildings within 150-200m of St Leonards Station and the future Crows Nest 

Metro. Refer to Figure 36.
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Figure 35 Height concept from draft 2036 Plan

Source: Kann Finch and DPIE
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Figure 36 Illustration of the proposed building in its strategic transport context, consistent with the 2036 Plan

Source: Kann Finch

The proposed increase in both height and FSR has facilitates a built form that is slender in design, allowing for a 

smaller floor plate and increased ground floor activation to provide a better outcome on site than would otherwise be 

achieved through a complying scheme designed to a similar built form standard to what current exists.

The indicative design concept in the Concept Design Report prepared by Kann Finch illustrates that the height limit 

ensures that the GFA generated by the maximum FSR can be appropriately distributed across the site and will 

minimise any adverse bulk or scale impacts.

As considered in the following sub-sections, the ’design concept’ created by the proposed height and FSR provide 
for a built form that maximises the internal residential amenity of the future apartments whilst limiting environmental 

impacts.

Further, the future built form will also allow for:

improved view sharing between buildings compared to the existing LEP; and 

relatively fast moving shadows to minimise any prolonged overshadowing impacts. 

The proposed tower (approximately RL 319.2) on the site would be visible from a number of vantage points and is 

considered to act as a landmark building, signifying a visual marker of the northern gateway into the St Leonards 

Commercial Core and the Strategic Centre. Therefore, the proximity to the train station and frontage onto the Pacific 

Highway mean the site is well positioned to support a tower of this scale.

Visual Impact 

Visual impact remains an important consideration and can be appropriately managed through design with particular 
consideration being given to well-scaled and proportioned street edge design. In this regard, the concept design 

proposes a slender singular tower element concentrated within the centre of the site to promote a human scale and 

allow for increased public domain interventions, contributing to the activity at street level. The strongly articulated 

base and ground floor design of the site will support high quality public domain surrounding the building lobbies, 

providing for better pedestrian amenity in and out of the building as well as from the building to the Station entrance.

The proposed fa ade design incorporates the following principles to further mitigate the visual impact of the
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proposed built form:

Differentiate the building base, middle and top. 

Balconies are recessed within the building. 

Facade texture remains consistent throughout the building design. 

The proposed materials and finishes will be further developed as part of a detailed DA stage to respond to those in 

the surrounding environment, which include a combination of contemporary and older style tactile materials. The 

proposal responds to the contemporary setting and incorporates a finer grain of detail at the pedestrian level. 

Materials are proposed based on scale, life expectancy, durability, future desired character of the whole area and 

appropriateness to their particular location. The predominantly glazed facades of the tower will be distinctly different 

than existing predominantly rendered masonry and glazed buildings on the St Leonards skyline, which is a positive 

design solution to add diversity in architectural expression of towers.

In summary, the proposed built form presents a well-considered building form that responds to the key site 

characteristics and framework set by the 2036 Plan to ensure the built form is appropriate for this location and 

compatible with the surrounding built form typologies.

Residential Amenity 

The Concept Design has been developed with regard to the requirements of State Environmental Planning 

Policy 65 and the accompanying Apartment Design Guide (ADG). Beyond the consideration of planning controls, 

this Proposal also considers future streetscapes and positively contributes to their development.

Although the ultimate built form on the site will be determined at the DA stage, it is found that the concept design 
could achieve an acceptable level of internal amenity for future residents with regard to solar access, natural 

ventilation and privacy. Based on the indicative apartment layout depicted on the architectural plans, the following is 

noted:

The residential component consists of 348 apartments suited to a variety of lifestyles. An indicative dwelling mix 

is 1 bedroom (15%) 2 bedroom (62%) and 3 bedroom (23%). 

The residential floors have minimum ceiling heights to living/dining/bedrooms of 2.7 metres and 2.4 metres to 

non-habitable spaces. The floor to floor height is typically 3.1 metres. 

Each apartment has access to a secure private open space such as a balcony or winter garden with minimum 

areas of 1 0-13m2 based on apartment size. Most apartments are able to achieve greater private open space 
than the minimum prescribed by the ADG. Additional communal open spaces facilitated by indoor pool and 

lounge and rooftop amenities will be provided for residents. 

A minimum of 2 hours direct sunlight between 9:00am and 3:00pm in mid-winter will be enjoyed by more than 

75% of the apartments. Similarly, more than 75% of apartments will be naturally cross ventilated. 

Further, the building separation distances envisaged in the proposal respond to the requirements of SEPP 65 and 

the ADG as they relate to habitable rooms facing habitable rooms in anticipation that the site to the west (Land 
Rover Alto site) would similarly be redeveloped for more intensive use including residential apartments.

7.2 Solar access and Overshadowing 

An assessment of the potential shadow impacts of the concept has been undertaken by Kann Finch, and is included 

at Appendix H. The solar access study demonstrates that future development of the site would not significantly add 

to cumulative overshadowing of surrounding areas.

As shown at Figure 36, some overshadowing of future residential properties is expected, however these impacts 

are mitigated by the slenderness of the tower, the separation from other towers and the street level setbacks. 

Further, it is noted that the areas to the south of the site are generally zoned for non-residential uses; 

overshadowing impacts from future development of the site will therefore be limited.
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9.00am

Figure 36 Shadow Analysis of the concept design at 22 June

12.00pm

Source: Kann Finch

3.00pm

Surrounding development 

With respect to overshadowing impacts on adjoining uses, between 9am and 12pm, part of the shadow cast by the 

proposed building falls on the existing Forum residential precinct to the south-west of the site. In the afternoon 

period between 12pm and 2pm, the shadow cast by the proposed building falls onto part of Christie Street Reserve 

and 100 Christie Street. However, siting, orientation and slender nature of the tower design results in this effect 

being fast moving and completely passes affected areas within a maximum 2 hour window during winter solstice. 

The shadows cast by the building are not expected to impact the ability of surrounding development to achieve 2 

hours of sunlight between 9 am and 3 pm. Further detailed testing will be undertaken at DA stage.

While the amenity of future residential properties is recognised to be an important consideration this must be 

balanced with the need to enable St Leonards to grow and the recognition of the context of development - an 

established and densely populated urban area. Some overshadowing is to be accepted to ensure that the 

development potential of the St Leonards Centre is not unreasonably restricted.

Furthermore, the shadow generated by the proposal will not affect any significant open space as identified by the 

draft 2036 Plan, except for Christie Street Reserve, which is discussed further below.

Christie Street Reserve 

The 2036 Plan establishes a sun access plan to Christie Street Reserve, to prevent any additional overshadowing 
between 10am and 3pm. Considered in isolation, this sun access plane completely constrains the ability to achieve 

any additional height on the site.

The specific objective in the 2036 Plan reads:

Minimise overshadowing of key open spaces, public places and adjoining residential areas.

Christie Street Reserve (identified as Christie Park in the 2036 Plan) is one such identified ’key open space’.

While commendable, the sun access plane fails to consider the possibility that a site could breach a sun access 

plane, but still result in an increase in public space with access to sunlight.

It is first noted that the existing College of Law building casts significant shadow over Christie Street Reserve. As 

such, the ’do nothing’ scenario would continue to result in overshadowing impacts to this ’key open space’.

In conceiving the concept presented in this planning proposal, Kann Finch considered how the site could be 

redeveloped at a higher density, while continuing to achieve the solar access objectives of the 2036 Plan. A number 

of options were considered, including providing a heliostat to reflect sunlight, or placing the building on ’stilts’ to 

provide solar access through the building.
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The final option, and the one that was taken forward as part of this planning proposal, involves the provision of 

significant additional open space, both on the site and adjacent to it, in the form of an elevated plaza above 

Chandos Street.

This elevated plaza provides in the order of 1 ,020m2 of additional open space on the site, and 1, 193m2 of additional 

open space above Chandos Street, for a total of 2,213m2 additional open space. This open space would integrate 
with the existing 1, 168m2 Christie Street Reserve.

The bulk of this additional open space receives sunlight between 9am and 3pm on the winter solstice. Kann Finch 

has undertaken a study that demonstrates that the additional open space results in a net increase in the amount of 

open space that receives sunlight in any given hour between 9am and 3pm on the winter solstice.

The study shows that if developed in accordance with the concept scheme:

by itself, the site provides enough additional open space that in any given hour between 9am and 3pm on the 

winter solstice, there would be an average of 541 m2 additional open space with access to sunlight; and 

with the addition of the new open space above Chandos Street, there would be an average of 769m2 additional 

open space with access to sunlight. 

The Kann Finch overshadowing study is included at Appendix B and is reproduced below, in Figure 37.
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The analysis demonstrates that although there will be a net increase in overshadowing to Christie Street Reserve 

itself, the proposal results in a net gain in the amount of open space with access to sunlight, and a substantial 

overall increase in the amount of open space in general in the immediate vicinity of the site.

This is considered to be consistent with the fundamental aim of the solar access provisions of the 2036 Plan, which 

is to provide for open space with access to sunlight As such, although the proposal is inconsistent with the specific 
Christie Park sun access plan in the draft 2036 Plan, the proposal results in a net public benefit

7.3 Traffic and Parking 

A Transport Impact Assessment has been prepared by GTA Consultants to assess the traffic impacts of the 

indicative scheme (as shown in Appendix G). The findings of the report are discussed below.

GT A has provided an assessment of the anticipated traffic generation rates for the proposed development, noting 
the site’s proximate location to significant public transport and the existing travel patterns of people in the area. 

Based on the areas in the indicative scheme, the total traffic generation is calculated to be as follows:

Ethos Urban I 218846 60



2-12 Chandos Street Planning Proposal 120 December 2019

37 vehicles per hour each-way during weekday peak hours for residential uses; and 

48 vehicles per hour each-way during weekday peak hours for commercial uses. 

This represents an increase of some 85 vehicles per hour two-way during the weekday morning and afternoon peak 
hours respectively. GTA suggests that the above traffic generation rates are unlikely to fully materialise if the 

proposal provides less than half the car parking rates suggested by the Willoughby DCP. The traffic generated by 
the proposal will enter and exit via the sole proposed vehicle entrance at Evans lane, resulting in around 40 to 45 

vehicles during the peak hour at the driveway, or around 20 to 23 vehicles per direction. This equates to 3 vehicles 

every 4 minutes entering or exiting the proposed driveway. 

The development proposes a maximum of 6 basement level car parks due to the site constraints of the metro tunnel 

exclusion zone, which runs diagonally from north-west to south-east across the site. A total of 205 car parking 

spaces are proposed to be provided via a car stacking system to maximise efficient use of space. Both Council and 

the Roads and Maritime Service stipulate a requirement of 452 spaces to be provided.

However, a lower rate of parking will lead to commensurate decreases in private vehicle trip generation, is 

consistent with sustainable transport policies that seek to reduce the traffic generation potential of land use in the 

area. However, the exact number of parking spaces will be determined in consultation with Council. The future 

detailed DA will have regard to factors such as accessibility to public transport, strategies to encourage less motor 

car use where sites are close to train stations and public transport, effects of traffic generation on the road network 

and the provision of a Green Travel Plan.

The proposed development is well placed to take advantage of the District Plan concept of enabling a 30-minute city 
and is well aligned with the objectives and policies of the relevant strategic planning framework through its strategic 
location adjacent to a major train station, in proximity to a future Metro station, and within a sizeable cluster of 

residents within walking distance.

Pedestrian and Transit Environment

The proposal will introduce a sizeable number of new residents and workers to the St leonards area. As indicated 

by GTA’s analysis of existing journey to work mode shares, workers to St leonards largely commute by non-car 

modes and this is expected to improve as more development and investment, such as that proposed in this 

planning proposal, in proximity to mass transit proceeds. Furthermore, residents in St leonards also have a high 
rate of non-car journey to work travel, which further reduces their impact on the local road network.

The existing walking and cycling network are moderately adequate for the existing environment with the existing St 

leonards centre having a well-gridded street network, providing relatively easy navigation throughout the centre. 

However, there are no walking and cycling connections across the railway tracks towards the west. Future 

collaboration between the Department, Council and the proponent to facilitate a planned connection across the 

railway line as proposed in the St leonards and Crows Nest Draft Plan would serve both future residents and 

employees that will be introduced by the proposed development, including those specialising in healthcare and 

education. New pedestrian links would provide upgraded connections to surrounding key land uses such as the 

Royal North Shore Hospital and is considered to enhance the pedestrian experience to account for a much more 

pleasant and safer walking and cycling environment.

7.4 Contamination 

A Phase 1 Preliminary Site Investigation (PSI) was undertaken by Douglas Partners (Appendix D) to determine the 

potential risk for land contamination from past and current activities in accordance with the requirements of State 

Environmental Planning Policy No. 55 - Remediation of Land.

Douglas Partners have provided an assessment of the previous site land uses as well as a site inspection to 

determine any signs of contaminated materials or potentially contaminating activities. A review of the site history 
indicated the site was predominantly used for residential purposes from at least 1909 until the construction of the 

current College of law (COl) building in approximately 1975.

The site was previously uncontaminated, however, since the construction of the COl, friable asbestos was found to 

be present in rope gaskets to the boiler located in the boiler room on the roof level of the building and is also 

assumed to be present within waterproofing material to the roof, lift motor brake shoes, spark arrestors to lift motors,
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electrical backing boards and fire door cores. Given the current occupation of the building, samples were unable to 

be taken and further examined to understand the full impact of contamination. Additionally, an underground heating 
oil storage tank was observed to be present beneath a concrete slab in the loading dock which is presumably no 

longer in operation. Douglas Partners confirm that due to the location of the tank and current occupation of the 

building, no additional information could be obtained about the nature of the tank and thus should be treated as a 

risk of soil contamination.

Given the above findings, Douglas Partners concludes that the land has not been identified as significantly 
contaminated land within the meaning of the Contaminated Land Management Act 1997 (ClM Act), and the 

abovementioned risks to site contamination are unlikely to prevent the site from being redeveloped in future. This 

can be ensured by rendering the site to standards suitable for the proposed change of zoning to B4 mixed-use high 

density commercial and residential development, if the findings of the recommendations contained within the report 
are adopted appropriately.

7.5 Heritage 

Urbis have prepared a Heritage Impact Statement, examining the history of the site, the context of the surrounding 

heritage items and Naremburn Heritage Conservation Area (HCA) and overall an assessment of the proposal in 

light of its location in close proximity to said HCA’s and heritage items (see Appendix F).

The site is not subject to any statutory heritage listings. It is not listed as a heritage item on the National or 

Commonwealth Heritage List, State Heritage Register, Schedule 5 of the WlEP 2012. The site is not located in a 

heritage conservation area (HCA) as defined by Schedule 5 Part 2 of the WlEP 2012.

However, the site is located within proximity to the Naremburn HCA to the north-east, and is located north-west of 1 

Chandos Street, known as Item 1033 contained within Schedule 5 of the WlEP 2012. located diagonally opposite 
the subject site to the south west, 1 Chandos Street is a seven-storey building built in 1977 and exemplifies a 

brutalist style architectural character built to each boundary without a podium or ground level setback. It is 

characterised by its commercial use and forms part of the high-rise building collective within St leonards CBD.

Urbis have undertaken an assessment of the potential heritage impacts of the proposal in accordance with a range 
of guidelines, policies and statutory plans, including the WlEP 2012 and Willoughby DCP 2010. Urbis conclude that 

the impact of the proposed changes to the planning controls is acceptable for the following reasons:

There would be no physical works to the vicinity heritage conservation area as a result of this Planning 

Proposal, or any subsequent DAs for development based on the amended development controls in this 

Planning Proposal. The buildings, street layouts and immediate settings of the heritage conservation area would 

be conserved.

Future development on the subject site in accordance with the amended development controls of this Planning 

Proposal, will be visible from within the vicinity heritage conservation area. However, when viewed from within 

the HCA, the future development on the subject site will read as part of the context in which it is located, being a 

rapidly evolving major commercial centre with numerous high-rise office and residential developments 
contained within this urban core. Future development on the subject site to the heights and FSRs set out in this 

Planning Proposal will not alter or detrimentally impact outward views from the conservation area, it will instead 

contribute to an already altered and highly urbanised distant skyline. 

The proposed works are consistent with the plans of future development in the area as it forms part of the St 

leonards commercial core. Council has previously accepted that the wider setting of the built environment 

within the curtilage of the HCA and other items of historical significance will eventually change over time. 

Future development on the subject site in accordance with the amended development controls of this Planning 

Proposal, will be physically separated from the vicinity heritage conservation area. In particular, Chandos Street 

and a row of medium-density commercial and retail development provides a transition barrier between the 

subject site (and wider St leonards commercial centre) and the lower-scale C8 Naremburn Heritage 
Conservation Area to the north. 

It is considered that the indicative concept design prepared as part of this planning proposal has been well designed 
to respond to the heritage significance of the surrounding items and HCA through its sleek and slender design, 

giving consideration to significant ground floor setbacks and additional landscaped public domain space which may
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enhance the natural setting of the HCA. This may present a differing perspective to realise new opportunities for the 

relationship of the new building on the site to celebrate the heritage significance of these surrounding items by not 

presenting an overly aesthetic design for the new tower. The scale of the podium envelope and tower element 

setbacks within this proposed maximum building envelope are responsive to the surrounding heritage items. A 

detailed DA proposal will be designed for the actual tower and will include further assessment and consideration of 

neighbouring heritage impacts.

7.6 Views

The proposal will result in an increased building height that is appropriate to its strategic location and provides a 

strong corner presence on the northern boundary of the St Leonards commercial core precinct. The proposal is not 

located at the terminus of a key view. In line with accepted urban design principles on view sharing, the proposed 
slender tower form, ensures that existing apartments surrounding the site will retain a portion of their existing views. 

This is not unreasonable considering the dense urban location of the site and the predominant tower built form 

character of St Leonards.

However, the proposal will be form key part of the St Leonards skyline and will be highly visible from surrounding 

areas, as it is located at a logical height peak - consistent with the dual height peaks shown on page 24 of the 2036 

Plan - and will be an iconic addition to the St Leonards skyline. The site is located at the northern boundary of the 

St Leonards commercial core precinct and it is considered that important views and vistas of value have an outlook 

to the south where views of Sydney CBD, Harbour Bridge and Sydney Harbour are fostered. The proposed 

development concept is not considered to terminate any existing long distance iconic views or vistas to and from 

public places, landmarks and heritage items.

7.7 Wind

Windtech undertook a preliminary assessment of the proposal in regard to wind activity examined for the three 

principal wind directions for the Sydney region; namely the north-easterly, southerly and westerly winds. The results 

of this assessment indicated that wind conditions within and around the site are expected to benefit slightly from the 

surrounding buildings directly to the south which have the potential to shield any serious impacts arising from wind 

activity.

The proposal may be subject to adverse wind conditions like any other development within the Sydney region 

would, based on differing weather conditions that prevail over the Greater Sydney region. However, the proposed 

development may be especially affected because of its slender built form and design. However, it is possible for 

suitable, comfortable wind conditions to be achieved for all trafficable outdoor areas within and around the site with 

the inclusion of mitigation treatments that will be explored as part of the architectural and landscaped component to 

this proposal, being:

Retention of recessed wintergarden design for all apartments with operable fa ade sections, demonstrated as 

part of the concept design. 

Retention of existing hedge and tree planting as evergreen and densely foliating trees capable of growing to a 

height of up to 8m. 

Inclusion of additional hedge planter boxes, capable of growing up to 2m high, and densely foliating evergreen 

species, capable of growing up to 8m high, and wide trees along the western and southern perimeters of the 

site at the base of the tower and within the elevated link platform at the outdoor seating area.

7.8 Aeronautical

Avlaw Aviation Consulting (Avlaw) conducted a preliminary assessment of the maximum building height restrictions 

at the site against the relevant prescribed airspace limits. These limits exist due to necessary safety clearances 

(mandated in legislation) that must be provided between an aircraft and an obstacle. Table 8 below outlines the 

relevant limits relating to the subject site:
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Table 8 Airspace Limits relating to the site 

Airspace Surface Limit 

Obstacle Limitation Surfaces (OLS) - Outer Horizontal Surface 156m AHD 

Procedures for Air Navigation Services - Aircraft Operations (PANS- 340m AHD 

OPS) 

Radar Terrain Clearance Chart (RTCC) 11 OOtu 335.28m AHD 

Omni Directional 465m AHD

The critical airspace controlling operational surfaces over the site as stated above are the OLS, PANS-OPS, RTCC 

and Combined Radar Departure Assessment Surfaces.

The proposed building and temporary construction cranes are proposed to remain below the PANS-OPS, RTCC 

and Combined Radar Departure Assessment Surfaces, and therefore the currently published flight operation 
surfaces will not be affected by the proposed development at the site. However, since the OLS will be penetrated 
both permanently by the building and temporarily by construction cranes, the proposal will require a detailed 

aeronautical assessment and will be classified as a "controlled activity", triggering the need for a detailed aviation 

assessment and approval.

Q9 - Has the Planning Proposal adequately addressed any social and economic impacts?

7.9 Social Impacts 

The planning proposal will facilitate the redevelopment of the site, delivering a number of positive social outcomes, 

including the following:

The proposal will significantly improve the public domain and streetscape along Chandos Street, providing plaza 
and concourse areas for people to congregate and recreate. These kinds of spaces are critical to placemaking 
and to building a cohesive and resilient community. 

The proposal will increase the diversity of housing in the area, and will therefore broaden the residential 

demographic of St Leonards, improving housing affordability and choice. Further, the large proportion of three- 

bedroom units will provide opportunities for families to reside in St Leonards, close to services, employment and 

transport. 

The proposal will catalyse redevelopment of the broader St Leonards core by improving connections to and 

from the station and providing much-needed open space for residents and workers in the area.

7.10 Economic Impacts 

The proposal will provide employment opportunities through all stages of the development. The proposal will 

provide for a total ongoing employment of around 440 jobs, including 252 jobs accommodated on site and 188 

indirect supply chain jobs throughout the wider economy. These jobs have the potential to deliver $43.2 million 

in direct and indirect GVA to the economy each year. 

The construction of the proposed development would generate 209 direct jobs in the construction and 

development industry. it would also generate up to 329 indirect jobs in supporting industries throughout the 

NSW economy. Total employment generated could be in the order of 538 jobs. This employment benefit will be 

felt throughout the economy for the duration of the indicative 2.5-year construction timeframe. 

The proposal provides for approximately 348 apartments on the site, providing additional housing for the St 

Leonards Centre, located close to transport, employment, health and education services and increasing the 

population within St Leonards, contributing to a more vibrant sense of place and activation, as additional retail 

expenditure by future on site residents can amount to up to $16.3 million in 2027 (in $2019) (Refer to Appendix 

C).

The Planning Proposal achieves the right balance of maintaining a strong employment focus while also 

recognising the benefits of providing residential development to take advantage of the locational and amenity 
benefits that St Leonards offers. The proposal will not dilute the goal of employment growth in St Leonards.
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The existing buildings within the site are nearing the end of their economic life. Optimising the potential to 

redevelop the site will assist State Government and Council to deliver the targets set out in A Plan for Growing 

Sydney but also, importantly will ensure that new housing and employment opportunities can be delivered with 

greater certainty. 

It is also noted that market conditions within St Leonards are not supportive of large scale commercial products. 
The Planning Proposal does not propose to change the commercial zoning of the land, thereby maintaining the 

theoretical employment capacity of the land. The proposed changes to the WSLEP will allow for residential uses 

that would result in increased employment opportunities given the current market conditions. 

Further, the proposal seeks to retain the existing 2.5:1 of non-residential floor space, thereby preserving the 

integrity of the commercial zoning should market conditions change in the future. 

It is considered that the Planning Proposal presents a more flexible approach to enable the landowner to deliver 

more attractive commercial floorplates at the lower levels whilst creating additional residential capacity for the 

accessible and well serviced St Leonards centre.

The proposed development will result in direct economic benefits including the generation of 529 construction 

jobs and more incentivised employment opportunities for staff.

7.10.1 Implications of maintaining the current B3 Commercial Core zoning 

Maintaining the current 83 Commercial Core zoning would have a number of negative impacts on the site and St 

Leonards as a whole. In particular:

The site would remain undeveloped if not rezoned. The current controls (83 zoning, height 20m, FSR 2.5:1) 
do not allow for the feasible redevelopment of the site. As such, under a ’do nothing’ scenario, there would be 

no increase to the amount of employment floor space provided on the site - the building would simply remain as 

is. Due to the age and quality of the asset, it is likely over time the level of occupancy will continue to decrease, 

resulting in even less employment than is currently provided. 

The slender tower form and small floor plate are not suitable for commercial uses. Floor plates within the 

proposed development range from 639-717 m2. These floor plate sizes are generally not suitable for 

commercial uses, with A-grade office buildings requiring an NLA of at least 1000m2. Further, increasing the size 

of the floor plate would result in a wider building, which would cast more shadow on Christie Park and other 

developments to the south. 

Providing a commercial building would result in a reduced public benefit offer. Providing only commercial 

uses on the site would mean that the public benefit would be proportionately reduced, reducing the amount of 

open space that would be able to be funded on the site and across Chandos Street. 

The site is one of very few in St Leonards that is capable of delivering any significant open space. Given 

the expected population increase in St Leonards, open space provision should be prioritised, particularly given 
there are any number of other sites in St Leonards that can feasibly deliver an increase in employment uses. 

There is sufficient proposed and vacant office floor space to meet employment targets for St Leonards. 

The attached Employment Study concludes that there will be a total supply of 122,800 m2 of office floor space in 

St Leonards by 2036, which is more that sufficient to meet any of the demand scenarios under the District Plan, 

the SGS St Leonards and Crows Nest Strategic Employment Review, or TfNSW’s employment projections. 

The site is an anomaly - most other B3-zoned sites allow mixed uses. The Forum, 14-102 Chandos Street, 

207 Pacific Highway, 7-13 Herbert Street and 2-14 Northcote Street are all 83-zoned sites that allow shop top 

housing as an additional permitted use. There is an acceptance in the 2036 Plan that St Leonards is 

transitioning towards being a mixed-use centre, and that mixed-use development is the best way to achieve an 

increase in employment floor space capacity; the rezoning of the site from 83 to 84 would be consistent with 

that approach. 

As such, it is considered that rezoning the site to 84 Commercial Core strikes the best balance between providing 

employment uses and public benefit in the form of open space, while also facilitating additional dwellings in a 

location with excellent public transport access.
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7.10.2 Need for additional housing in Willougby LGA

Housing targets and historic take up rates 

In the Willoughby Council Draft Housing Strategy and the LSPS, Willoughby Council have identified a housing 

target of 6,700 new houses by 2036. This implies an average of 335 dwellings per year will need to be completed in 

order for council to achieve its housing target.

Willoughby’s historic performance has seen an average of 302 dwellings completed per year. This is based on the 

average annual rate for the period 2012 to 2018. Willoughby’s historic performance, as measured by this annual 

average rate is below that required to meet its 2036 housing target. If Willoughby are to continue as it has in the 

past, this it will significantly miss its target.

This is demonstrated Table 9 below. By 2026, around 3,685 houses will be required to be completed. If completions 

were to follow the average annual rate, then 3,322 new houses would be expected to be completed. This implies a 

gap of 330 dwellings. This gap then doubles by 2036 to a gap of 660 houses.

Table 9 Historic Take up Rates vs 2036 Housing Target 

Historic (2012 to 2018) Housing Target Gap

Average Annual Rate 302 335

2021 1,812 2,010 -165

2026 3,322 3,685 -330

2036 6,342 6,700 -660

Source:Ethos Urban

One factor to consider is that the historic average annual rate of new dwellings is an average and is influenced by 
outliers. A potential outlier occurred in 2017, where 559 new dwellings were completed. If this potential outlier is 

accounted for the average annual rate is well below the rate required for Council to achieve its target.

An examination of Council’s performance against its 2016 to 2021 target shows that Council are on track to achieve 

this target. However, as illustrated in Figure 39 below this was driven in part due to very strong performance during 
the peak of the housing market. The period 2015 to 2016 saw peak approvals in Willoughby Council and these 

translated to strong approvals in 2017 and 2018. If conditions continue to remain subdued in housing market, and 

not withstanding Willoughby’s strong performance relative to the rest of the Sydney market, it’s likely that 

Willoughby LGA will start the next 5 year period at a weaker point than it started the 2016 to 2021 period. By 

expanding the range of locations in which residential development can occur, council can help to offset some of the 

lost momentum.
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The above preliminary analysis implies that Council should consider opportunities to provide more capacity than has 

currently been planned for in the draft LSPS, since historical data suggest that housing supply to 2036 may not be 

sufficient to meet the stated target.

The above analysis demonstrates that there is a strong need for mixed-use development, such as this proposal, to 

achieve the required completions to meet Willoughby’s stated housing targets.

Population projections 

Council have set their housing target based on housing needs derived from projected population growth for the 

period 2016 to 2036. These projections were prepared by forecast.id, and while forecast.id do provide robust 

projections, the projections used were dated from November 2017 and underestimate recent population growth.

An examination the Housing Study projections against the Department’s medium series projections and against the 

historic growth rate is shown in Figure 40 below. These projections have been rebased to use the latest ERP 

figures as the projections had begun missing actual population growth. Indeed, without rebasing, both the LSPS 

projections and the medium series had begun to underestimate population growth. Taking this further, it is likely that 

these projections would continue to underestimate population growth across the forecast horizon.
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Source: ERP ABS (2018); Forecast.id; 2017 
Notes: Projections are rebased using latest ERP data. the historic growth rate is the average annual growth rate for the period 2011 to 2017 and 
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Looking at the forecast horizon in Figure 40, both the medium series and LSPS projections imply that the 2018 

decline in population growth will continue instead of population growth returning to its historic average. A scenario 

that takes signal from recent population growth and the long run factors present in the forecast.id and DP&E 

projections is shown in the figure above. it implies that there is a level difference of around 3,000 additional 

residents.

Based on an average household size of 2.6, this would imply an additional 1,100 dwellings would be required by 
2036 to accommodate this increase in population. This suggests that the 2036 housing target is underestimating 

housing needs by a sixth. By basing the housing target on these projections, and not factoring in the latest 

population growth figures, it’s likely that Council are underestimating their housing target.

Given population growth may be underestimated in the projections used by Council to set dwelling targets (thereby 

resulting in a dwelling target that may not meet growth), dwelling targets should be further increased, in line with 

more recent population trends.

Performance of Willoughby housing market 

Housing within Willoughby LGA is at a premium compared to the rest of Sydney, with demand for housing being 

traditionally strong in Willoughby LGA. This is due to a range of locational factors that make Willoughby LGA an 

attractive place to live.

The strong demand for units within Willoughby LGA is evident by the relatively strong price performance of units 

within the LGA compared to LGAs in the surrounding area and compared to Greater Sydney.

The strong performance of the housing market in Willoughby LGA is illustrated in Figure 41 below.
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Figure 41 Housing Markets (units) by Selected LGAs - Q42011 to Q32019 (four quarter moving average) 

Source: Pricefinder (2019); Ethos Urban

The figure shows that on average, units within Willoughby attract a premium of around $200,000 more than units in 

Greater Sydney, with this premium has continued to increase over the years. The premium commanded within the 

Willoughby market is also recognised in the draft housing strategy, which states that property is at a premium 

compared to the rest of Sydney (Willoughby Council Draft Housing Strategy, 2019, p. 33). Furthermore, the 

Willoughby housing market has been able to withstand subdued conditions in the housing market better than the 

rest of Sydney, and other local government areas such as Lane Cove and Ryde. This demonstrates that there are 

strong fundamental drivers behind the demand for units in Willoughby.

Another indicator of strong demand is the strong rental performance of units within Willoughby. This is recognised in 

the housing strategy, which found that in June 2017 the median house rental for Willoughby was $1,000, which was 

$470 greater than the median house rental for Greater Sydney, and for units the median rental was $610, which 

was $90 greater than Greater Sydney. (Willoughby Council Draft Housing Strategy, 2019, p. 33)

The above factors indicate that there is strong demand for living within Willoughby LGA. This in turn suggests that 

the market is currently not able to provide sufficient housing to meet this demand and this is causing upward 

pressure on house prices.

Council should seek to accommodate more dwellings than is currently allowed for in the LSPS, in order to help 
alleviate pricing pressures in the housing market and address unmet demand in the area.

Conclusion

The above analysis demonstrates that Council’s housing targets are likely to both underestimate population growth 
and overestimate take up rates and completions to meet said housing targets. As such, there is a strong need for 

additional mixed-use development to be accommodated in existing centres, such as St Leonards.

We believe that 2 Chandos Street, and St Leonards as a whole, have the potential to meet a number of housing 

challenges that are likely to face Willoughby LGA over the coming decades, while providing substantial public 
benefit.
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7.11 State and Commonwealth Interests

Q10 -Is there adequate public infrastructure for the Planning Proposal? 

The site is located in an established urban area and has access to a range of existing public transport modes, 

infrastructure and health and education services. Further investigations will be undertaken as part of the preparation 
of the DA to determine whether any upgrade of existing utilities is required to enable the proposal.

Q11 - What are the views of State or Commonwealth public authorities consulted in accordance with the 

Gateway determination? 

The views of State and Commonwealth public authorities will be known once consultation has occurred in 

accordance with the Gateway determination of the Planning Proposal.

7.12 Community Consultation 

Community consultation will be conducted in accordance with Schedule 1 of EP&A Act and A Guide to Preparing 

Planning Proposals.

8.0 Conclusion

This Planning Proposal seeks to amend the Willoughby LEP 2012 land use zone, the floor space ratio and 

maximum building height development standards for the subject site.

This planning proposal and supporting specialist studies demonstrate that the proposal would be in the public 
interest for the following reasons:

The future development facilitated by the proposal will be consistent with State, Regional, District and local 

planning strategies for St Leonards. 

The proposal is largely consistent with the recently-released draft St Leonards and Crows Nest 2036 Plan, 

including satisfying the criteria for ’significant sites’. 

The proposal is not likely to generate any adverse impacts on the operation of the surrounding road network. 

The development will provide significant public domain improvements at ground level as an extension to 

Christie Street Reserve to the south, enhances pedestrian connectivity to and from the St Leonards Station and 

encourages use of the public transport infrastructure. 

The resultant building envelope and proposed open space offset any overshadowing of Christie Street Reserve 

by providing substantial additional open space with access to sunlight. 

The proposal will contribute significantly to stated housing need in Willoughby LGA. 

The proposal will likely facilitate the optimal employment outcome for the site, given that it is unlikely to be 

redeveloped under the current planning controls. 

The proposal will contribute towards the revitalisation of an ageing and detracting building, located on a 

prominent corner within the St Leonards Strategic Centre. 

The proposal is consistent with the applicable SEPPs and Ministerial Directions.

In light of the above, we have no hesitation in recommending that the planning proposal proceed to Gateway 
determ i nation.
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