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EXECUTIVE SUMMARY

This Planning Proposal has been prepared by Willowtree Planning Pty Ltd on behalf of
Ramsay Health Care Ltd, and seeks to amend Lane Cove Local Environmental Plan 2009
(LCLEP2009) to include Shop Top Housing as an Additional Permitted Use, as well as
additional building height, on the site within the B3 Commercial Core zone. The land subject
to this Planning Proposal is described as 2 Greenwich Road, Greenwich (Lot 1 in DP 662215
and Lot 2 in DP 56604).

Ramsay Health Care have provided two concept design options known as Scenario 1 and
Scenario 2 as part of this planning proposal. These scenarios have been prepared and
submitted having regard for the current and DRAFT legislative planning framework that
applies to the locality and test the suitability of the site for shop top housing with a maximum
height of 33m. Scenario 1 has been prepared in the event that the Department of Planning &
Environment (DOP&E) led Crow’s Nest Priority Precinct Planning process does not eventuate
in the immediate future having regard for Ramsay Health Care’s immediate commercial and
funding requirements for the new purpose-built facility at 2 Frederick Street, St Leonards
(approved under SSD 7588 on 15 November 2016). Should the DOP&E's priority precinct
planning process come to fruition in the immediate future, the preferred scenario 2 concept
design has been provided and prepared to accord with and achieve the likely objectives for
the subject site in the context of the wider precinct.

Both concept designs have been informed by detailed site analysis and consideration of the
surrounding context in order to provide an optimal development outcome that capitalises on
the strategic potential of the land whilst preserving the amenity of adjoining sites and the
surrounding public domain.

Scenario 1 demonstrates a concept design for the site that effectively integrates with the
current state of the surrounding context whilst requiring only minor amendment to the
current planning framework.

Scenario 2 provides an alternative concept design for the site situated within a broader
investigative framework for the surrounding area. This design demonstrates the uplift in FSR
that would be justified if amendments to the planning framework were to occur at a larger
scale and territorial scope.

A table summary of the headline planning metrics for each scenario are provided below and
are further detailed in the Urban Design Report (Appendix 1):

Development Particular Scenario 1 Concept Proposal
Site Area 2,140m2
GFA — Residential 4,230m?2
Apartment Yield 60
GFA — Commercial 915m?2
GFA — Total 5,145m2
FSR 2.4:1
Building Height 33m (11 storeys)
4
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Development Particular Scenario 2 Concept Proposal
Site Area 2,140m2

GFA — Residential 4,880m?2

Apartment Yield 70

GFA — Commercial 915m?2

GFA — Total 5,795m?2

FSR 2.7:1

Building Height 33m (11 storeys)

Ramsay Health Care’s preference for Scenario 2 will still see the current 3:1 FSR applicable to
the site complied with while maintaining the proposed height applied for in both concept
design scenarios.

The proposed rezoning included in both scenarios intend to facilitate the future development
of the site for mixed use development comprising of ground floor commercial space and
upper level residential accommodation. This is intended to replace the current Northside
Clinic mental health hospital which is scheduled to be relocated in early 2018 to a larger,
modern, purpose-built facility at 2 Frederick Street, St Leonards (approved under SSD 7588
on 15 November 2016). The existing asset at 2 Greenwich Road has reached the end of its
useful life and the Northside Clinic operations require new and expanded facilities and will
move offsite in early 2018.

The proposed amendments to LCLEP2009 is considered appropriate for the following reasons:

= The proposed rezoning for an Additional Permitted Use will enable the future
development of the site for Shop Top Housing including commercial premises and
residential accommodation.

»= Given the site's strategic location in proximity of an extensive public transport (train
and bus) and road network, it is ideally located in accordance with the principles of
transit-oriented development. Therefore, the site provides valuable opportunity to
contribute to a sustainable, transit-oriented community providing a high standard of
living for residents and workers.

» The proposal will connote significant economic benefit deriving from the provision of
new commercial premises. Specifically, economic benefits are associated with the
following:

= The proposal will preserve the use of the site for employment generating
development through the provision of ground floor commercial premises.

» The provision of retail premises, commercial offices, child care and residential
accommodation will ensure the retention of suitable employment generating
land uses supporting the creation of job opportunities, the provision of retail,
business and office premises and the provision of services to support other
land uses.

* New housing on the site will support the need for additional housing supply in
Sydney in accessible locations close to places of employment and established
infrastructure.

» The proposal is consistent with the state, regional and local strategic planning
framework. Specifically, the proposal is consistent with the priorities of NSW 2021,

5
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the strategic directions of A Plan for Growing Sydney, the priorities and targets of the
draft North District Plan, the principles for the St Leonards and Crows Nest Priority
Precinct and the objectives for Lane Cove 2025, particularly as they relate to
providing additional housing in accessible locations, growing the economy, supporting
strategic centres and coordinating land uses with transport and other infrastructure.

= The proposed rezoning is considered to align with the relevant s117 Ministerial
Directions including as they relate to business zones, residential zones and the
integration of land use and transport.

= The proposal is consistent with the aims of the LCLEP2009 as it seeks to facilitate the
sustainable development and use of land for housing and commercial activities to
meet the needs of local and regional populations.

= The proposal is partly consistent with the objectives of the B3 Commercial Core zone
in that it will ensure the continued provision of employment-generating activities
through ground floor commercial premises which will also serve the local community.
A highly appropriate range of land uses will be provided in an accessible location
promoting public transport patronage. The proposal will also provide opportunities for
the activation of the site at ground level contributing to an improved public domain
characterized by life in the street. Importantly a high level of amenity, including solar
access, will be preserved to surrounding sites.

= The proposed 11 storey building height (33m), generous setbacks, active frontage
and public plaza will ensure the future built form is compatible with the surrounding
area in terms of visual appearance and amenity. As shown in the Urban Design
Report (Appendix 1), the concept design provides a transition between higher
density commercial development adjacent to the Pacific Highway and lower rise
residential development to the south.

» The current 3:1 FSR applicable to the site pursuant to the LCLEP2009 will allow a
suitable density of development on the site with no amendment required.

» The proposal will not result in any land use conflict but rather will complement and
support the range of existing and future land uses and development types in
immediate proximity of the site.

= A positive visual outcome will be achieved through high quality urban design,
landscaping and architecture, emphasising an active street frontage and ground
level.

= A high level of amenity for all residents, workers and visitors will be ensured by
designing built form with respect to solar access, views, visual privacy and acoustic

privacy.

= The proposal will not exhibit any adverse environmental impact. Rather the proposal
will enable the redevelopment of a now redundant asset for higher density, mixed-
use development that is highly accessible and serviced by existing infrastructure. As
such the proposal maximises the efficiency with which the land may be utilised and
provides a sustainable development outcome.

* No adverse social impact will arise from the proposal. Rather the proposal will
provide for the needs of a growing population through the provision of new housing
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in an accessible location supported by established infrastructure, employment
centres, retail services, public open space and community facilities.

» A small neighbourhood centre and ‘heart’ for the Greenwich North Transit Village has
the potential to develop through the integration of retail, a café, commercial space
and a possible childcare centre on the ground floor of a future shop top housing
development, thereby providing new employment opportunities, accommodating
small businesses, supporting community interaction and addressing the need for a
focal point within the community and for additional child care services.

= The proposal is not considered to result in any other undue impacts. Future shop top
housing on the site is not expected to generate significantly more traffic than land
uses and development that are currently permitted. Further, given the walkability and
accessibility by public transport of the site, active and sustainable transport modes
will be promoted.

The subject site is therefore considered suitable for Shop Top Housing and greater building
height which the proposed amendment to LCLEP2009 would enable. Accordingly it is
requested that the Planning Proposal is supported.

Further to the above justification relating to the appropriateness of the subject site for Shop
Top Housing, the proposed rezoning and future redevelopment of the subject site would
assist Ramsay Health Care in funding the development of the new and expanded Northside
Clinic at 2 Frederick Street (approved under SSD 7588). As aforementioned, the successful
operations of the Northside Clinic require new and expanded facilities in response to
increasing demand for quality mental health services demonstrated by growing waiting lists
for many services including a number of critical and unique mental health services which are
not readily available elsewhere. In particular Northside Clinic is already the largest provider of
inpatient and day patient treatment for people with eating disorders and drug or alcohol
dependency and also includes specialised treatment units in mood disorders, drug and
alcohol detoxification and rehabilitation, post-traumatic stress disorder and day programs,
and it is vital that services are expanded to meet the needs of the community. The
development of the new and expanded Northside Clinic will therefore create additional access
to mental health services in the LGA and ultimately increased access to health care and
related jobs in the area.

The Planning Proposal is structured in accordance with the following:

» Part A Land to Which the Planning Proposal Applies
= Part B Objectives or Intended Outcomes

= Part C Explanation of Provisions

= Part D Justification for Proposed LEP

» Part E Community Consultation

= Part F Conclusion

= Appendix1l Urban Design Report

@A \VILLOWTREE
www.willowtreeplanning.com.au A national town planning consultancy P LA N N | N G





PLANNING PROPOSAL

Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top Housing as an
Additional Permitted Use and Additional Building Height

2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)

PART A LAND TO WHICH THIS PLANNING PROPOSAL APPLIES
1.1 SITE DESCRIPTION AND LOCAL CONTEXT

The subject site is identified as 2 Greenwich Road, Greenwich, being legally described as Lot
1 in Deposited Plan 662215 and Lot 2 in Deposited Plan 56604.

The site exhibits an area of 2,140m2 and a perimeter of approximately 185m. The site
exhibits a frontage to Greenwich Road to the west of approximately 30m. To the north the
site is directly adjoined by a multi-storey commercial office building, to the east the site
adjoins residential dwelling houses and to the south the site adjoins a three storey residential
flat building.

In its existing state the site comprises the Northside Clinic being a 92 bed mental healthcare
hospital with a number of specialized treatment units relating to mood disorders, drug and
alcohol detoxification and rehabilitation, eating disorders, intensive care and a range of day
programs. Existing site structures include a three storey rendered building with at-grade car
parking located adjacent to the northern site boundary and semi-basement car parking and
loading areas also provided. Vegetation on the site is limited to scattered trees and shrubs
adjacent to the street frontage.

Vehicular access to the site is gained from Greenwich Road via a driveway adjacent to the
northern site boundary which in turn facilitates direct access to at-grade and semi-basement
car parking and loading areas.

The subject site is surrounded by a number of development typologies accommodating a
range of land uses. In particular mid-high rise commercial development is located to the
north fronting the Pacific Highway and a variety of residential flat buildings and dwelling
houses dominate to the east, south and west. Gore Hill Cemetery and oval are located on the
northern side of the Pacific Highway. The site is also located in proximity of the following key
local infrastructure and services:

50m-400m

Pacific Highway

North Shore Private Hospital

TAFE NSW — St Leonards Campus

Greenwich Public School

Gore Hill Oval

Urban St Leonards

Glenwood Aged Care

Total of 37 local businesses including offices, retail shops, cafes, hotel
accommodation, health services, aged care facilities, educational establishments, and
sports facilities.

400m-800m

St Leonards Station

Royal North Shore Hospital

North Shore Medical Centre

Kolling Institute of Medical Research
Greenwich Library

KU Greenwich Community Preschool
Church of Jesus Christ of Letter-day Saints
Greenwich Hospital

8
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800m-1200m
= Wollstonecraft Station

1200m +
= Greenwich Ferry Stop
= |ane Cove Tunnel

The site is accessible via Greenwich Road, by which access is provided to the wider road
network including the Pacific Highway. The site is also highly accessible by public transport,
being within 600m walking distance of St Leonards train station which is serviced by the
Central Coast and Newcastle Line and the T1 North Shore and Northern Line. The site is also
in in immediate proximity of bus stops providing connections to Lane Cove, McMahons Point,
Chatswood, Artarmon, Epping, Sydney CBD, Manly and Botany. This results in the site being
awarded a transit score of 71 denoting excellent transit that is convenient for most trips, and
a walkscore of 84 representing a very walkable location with most errands accomplishable on
foot.

The subject site can be seen in Figure 1 and Figure 2 below.
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Figure 2. Cadastre Map (SIX Maps, 2016)

1.2 REGIONAL CONTEXT

The site is located approximately 850m by road west of the St Leonards core, 4km south of
Chatswood, 3km north of North Sydney and 7km north of the Sydney CBD. Accordingly the

site is in reasonable proximity of a range of commercial cores, key office markets, retail
centres and health and education precincts.

Ready access to these nearby centres as well as wider metropolitan Sydney is facilitated by
key transport routes including Pacific Highway, Warringah Freeway, Lane Cove Tunnel,
Epping Road and existing and planned rail lines.

The site is also located within the Global Economic Corridor (between North Sydney and St
Leonards) and is identified within the St Leonards and Crows Nest Priority Growth Area, as
described in greater detail in Part D.

The regional and strategic context of the site is shown in Figures 3, 4 and 5.
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Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top Housing as an Additional Permitted Use and Additional Building Height
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Figure 3. Site Context (Google Maps, 2016)
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Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top Housing as an
Additional Permitted Use and Additional Building Height

2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)

1.3 PLANNING CONTEXT
1.3.1 ENVIRONMENTAL PLANNING AND ASSESSMENT ACT 1979

A rezoning application must have consideration of the objectives of the Environmental
Planning and Assessment Act (the Act). The objectives are as follows:

(a) to encourage:

(i) the proper management, development and conservation of natural and artificial
resources, including agricultural land, natural areas, forests, minerals, water, cities,
towns and villages for the purpose of promoting the social and economic welfare of the
community and a better environment,

(if) the promotion and co-ordination of the orderly and economic use and development
of land,

(iif) the protection, provision and co-ordination of communication and utility services,
(iv) the provision of land for public purposes,

(v) the provision and co-ordination of community services and facilities, and

(vi) the protection of the environment, including the protection and conservation of
native animals and plants, including threatened species, populations and ecological
communities, and their habitats, and

(vii) ecologically sustainable development, and

(viif) the provision and maintenance of affordable housing, and

(b) to promote the sharing of the responsibility for environmental planning between the
different levels of government in the State, and

(¢) to provide increased opportunity for public involvement and participation in environmental
planning and assessment.

This submission is consistent with, and has considered the objects of, the Act which have
been addressed in the various sections of this report and summarised as:

. The subject site is not identified in proximity of any area of biodiversity and accordingly
the proposal will not exhibit any adverse impact on the natural environment. Rather
the proposal relates to a site that has been historically developed and forms part of an
established urban area.

. The proposal will facilitate the orderly and economic use and development of land by
enabling shop top housing in direct proximity of both established commercial
development and residential accommodation and thereby providing a transition to
complement this range of land uses.

. The proposal will support surrounding communities by providing housing and
commercial space to accommodate current and projected growth in highly accessible
locations.
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Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top Housing as an
Additional Permitted Use and Additional Building Height

2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)

1.3.2 LANE COVE LOCAL ENVIRONMENTAL PLAN 2009

The site is subject to the provisions of Lane Cove Local Environmental Plan 2009
(LCLEP2009). The aims of the LCLEP2009 are:

(a) to establish, as the first land use priority, Lane Cove’s sustainability in environmental,
social and economic terms, based on ecologically sustainable development, inter-
generational equity, the application of the precautionary principle and the
relationship of each property in Lane Cove with its locality,

(b) to preserve and, where appropriate, improve the existing character, amenity and
environmental quality of the land to which this Plan applies in accordance with the
Indicated expectations of the community,

(c) in relation to residential development, to provide a housing mix and density that:

) accords with urban consolidation principles, and

(i) is compatible with the existing environmental character of the locality, and

(iii)  has a sympathetic and harmonious relationship with adjoining development,

(d) in relation to economic activities, to provide a hierarchy of retail, commercial and
Industrial activities that enables the employment capacity targets of the
Metropolitan Strategy to be met, provides employment diversity and is compatible
with local amenity, including the protection of the existing village atmosphere of the
Lane Cove Town Centre,

(e) in relation to the management of open space, public and privately-owned bushland,
riparian and foreshore land':

) to protect and, where possible, restore all bushland areas, including all rare
and threatened species and communities, and

(if)  to protect and, where possible, restore all riparian land along, and the inter-
tidal zones and foreshores of, the Lane Cove River and Sydney Harbour and
their tributary creeks, and

(ifi)  to make more foreshore land available for public access, and

(iv)  to link existing open space areas for public enjoyment,

(f) in relation to conservation.

) to protect, maintain and effectively manage public and privately-owned
watercourses and areas of riparian land, foreshores and bushland and,
where possible, restore them to as close a state to natural as possible, and

(i) to ensure that development does not adversely affect the water quality or
ecological systems of rjparian land or other areas of natural environment,
and

(iii)  to control all new buildings to ensure their compatibility with surrounding
existing built form and natural environmental character, and

(iv)  to conserve heritage items,

(g) in relation to community facilities, to provide for the range and types of accessible
community facilities that meet the needs of the current and future residents and
other users,

(h) in relation to the principle of integrating land use and transport, to relate
development to sustainable traffic levels,

(i) in relation to accessibility, to increase the number of accessible properties and
facilities in Lane Cove,

() in relation to housing, to increase the number of affordable dwellings in Lane Cove
and to promote housing choice.

The proposal is consistent with the aims of the LCLEP2009 as it seeks to facilitate the
sustainable development and use of land for housing and commercial activities to meet the
needs of local and regional populations.

Relevant zoning and development standards are summarised in the subsequent sections.
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Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top Housing as an
Additional Permitted Use and Additional Building Height

2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)

Zoning and Permissibility

The subject site is zoned B3 Commercial Core pursuant to LCLEP2009 (Figure 6). The
objectives of the zone are:

= 70 provide a wide range of retail, business, office, entertainment, community and
other suitable land uses that serve the needs of the local and wider community.

= TJo encourage appropriate employment opportunities in accessible locations.

»  Jo maximise public transport patronage and encourage walking and cycling.

= TJo integrate business, retail and other development in accessible locations.

» 7o maximise sunlight for surrounding properties and the public domain.

= 7o encourage urban design maximising attractive public domain and adequate
circulation space throughout the St Leonards commercial centre for current and
future users.

As aforementioned, the proposal is partly consistent with the objectives of the B3 zone in that
it will ensure the continued provision of employment-generating activities through ground
floor commercial premises which will also serve the local community. A highly appropriate
range of land uses will be provided in an accessible location promoting public transport
patronage. The proposal will also provide opportunities for the activation of the site at ground
level contributing to an improved public domain characterized by life in the street.
Importantly a high level of amenity, including solar access, will be preserved to surrounding
sites.

Within the B3 zone the following are permissible without consent:
Wi,
Within the B3 zone the following are permissible with consent:
Car parks; Child care centres; Commercial premises; Community facilities;
Educational establishments; Entertainment facilities; Function centres; Hotel or motel
accommodation,; Information and education facilities;, Medical centres; Passenger
transport facilities; Recreation facilities (indoor); Registered clubs, Respite day care
centres; Restricted premises, Roads, Signage.
Within the B3 zone the following are prohibited:
Any development not specified in item 2 or 3.
As Residential Accommodation, including Shop Top Housing, is currently prohibited in the B3
zone, this proposal intends to amend the LCLEP2009 to permit Shop Top Housing as an
Additional Permitted Use on the site.

Pursuant to the dictionary of the LCLEP2009, Shop Top Housing is defined as followed:

one or more dwellings located above ground floor retail premises or business
premijses.,

Note. Shop top housing is a type of residential accommodation.

Residential Accommodation is defined as follows:
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2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)

a building or place used predominantly as a place of residence, and includes any of
the following:

(a) attached dwellings,

(b) boarding houses,

(¢c) dual occupancies,

(d) awelling houses,

(e) group homes,

(f) hostels,

(g) multi dwelling housing,
(h) residential flat buildings,
(i) rural workers’ dwellings,
() secondary dwellings,
(k) semi-detached dwellings,
(1) seniors housing,

(m)shop top housing,
but does not include tourist and visitor accommodation or caravan parks.
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Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top Housing as an
Additional Permitted Use and Additional Building Height

2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)

Minimum Subdivision Lot Size
The site is not subject to a minimum lot size pursuant to the LCLEP2009.

No change to the minimum subdivision lot size control is required to support the proposed
Additional Permitted Use.

Height of Buildings

The site is subject to a maximum building height of 25m pursuant to the LCLEP2009.

In order to promote the efficient and sustainable use of land it is also proposed to amend the
Height of Buildings development standard, as described in Part C.

Subject Site

Figure 7. Height of Buildings Map (NSW Legislation, 2016)

Floor Space Ratio
The site is subject to a maximum floor space ratio of 3:1 pursuant to the LCLEP2009.

No change to the maximum FSR control is required to support the proposed Additional
Permitted Use.
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Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top Housing as an
Additional Permitted Use and Additional Building Height

2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)

Land Reservation
The site is not subject to any land reservations identified in the relevant LCLEP2009 map.
Heritage Conservation

The site is not identified as an item of environmental heritage or within a heritage
conservation area. Neither is the site located in direct proximity of any heritage items or
heritage conservation areas.

Acid Sulfate Soils
The site is not identified as containing any acid sulfate soils in the relevant LCLEP2009 map.
Foreshore Building Line, Riparian Land and Environmental Protection Areas

The site is not identified in as containing any areas of foreshore, riparian land or
environmental protection.

1.3.3 STATE ENVIRONMENTAL PLANNING POLICY NO. 65 DESIGN QUALITY OF
RESIDENTIAL APARTMENT BUILDINGS

State Environmental Planning Policy 65 — Design Quality of Residential Apartments Buildings
(SEPP 65) contains nine design principles aimed to ensure a high quality of residential
apartment development. More detailed design criteria is provided within the Apartment
Design Guide (ADG).

Future redevelopment of the site for shop top housing is required to consider SEPP 65 and
the Apartment Design Guide. As detailed in the Urban Design Report at Appendix 1, the
Concept Design is capable of compliance with the key requirements of the ADG, including in
respect to building setbacks, building depth, visual privacy, open space, solar access, parking,
apartment size and mix, and apartment design. Whilst detailed assessment of a proposed
development for the site would be undertaken at the DA stage, the concept design
demonstrates that future shop top housing on the site can be designed to provide a high
level of amenity for residents of the subject and neighbouring sites.

1.3.4 DRAFT ENVIRONMENTAL PLANNING INSTRUMENTS

There are no draft Environmental Planning Instruments applicable to the proposed
development on the subject site.

1.3.5 LANE COVE DEVELOPMENT CONTROL PLAN 2009

Lane Cove Development Control Plan 2009 (LCDCP2009) applies to all land within the Lane
Cove LGA and complements the LCLEP2009 by providing more detailed controls to guide
development. The overriding aim of the LCDCP2009 is to ‘achieve high quality development
for all uses and building types throughout the Lane Cove LGA.”

Any future development on the site would consider the objectives and provisions of the
LCDCP2009.
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Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top Housing as an
Additional Permitted Use and Additional Building Height

2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)

1.4 PRE LODGEMENT MEETING LANE COVE COUNCIL

A pre Lodgement Meeting was held with Lane Cove Council on 17 October 2016, at which
time the intended rezoning of the site and initial concept development were discussed. An
extract from the meeting Minutes is provided as follows:

»  Preferred by Ramsay — submit a Planning Proposal to leave as B3 Commercial Core
but amend LEP Schedule 1 (Additional permitted uses) to include 'shop top housing’
and increase Building Height.

»  Number of options discussed:

= [eave as is for the moment and wait for the outcome of the St
Leonards/Crows Nest Strategic Employment Review.

»  Extend existing R4 zoning provisions from the south (including 12m height &
0.8:1 FSR restrictions).

»  Rezone to B4 Mixed Use with new proposed controls.

» Mo real outcomes or options were determined at this meeting by either Council or the
applicant.

»  Applicant to discuss with Department of Planning (Ms Anne-Maree Carruthers & her
team) — where does it fit in with the St Leonards/Crows Nest Strategic Employment
Review?

The above summarise the main matters discussed at the meeting, and have been considered
in the preparation of the Planning Proposal.

1.5 PRE LODGEMENT DISCUSSIONS DEPARTMENT OF PLANNING AND
ENVIRONMENT

The Department of Planning and Environment has also been included in discussions
pertaining to the intention to lodge a Planning Proposal to amend the LCLEP2009 to permit
development for the purposes of Shop Top Housing on the site.

A meeting was held with the Department of Planning and Environment, including Ms Anne-
Maree Cattuthers, on 3 November 2016.

The following summarises matters discussed:

= DOP&E were advised that Lane Cove Council had been consulted and that they had
advised that due to the pending amalgamation that their hands were tied in respect
of making strategic planning decisions including rezoning matters.

= The DOP&E advised that SGS Consulting were currently finalising their employment
land study which will assist the DOP&E in affirming their position in relation to where
best to keep employment generating uses and where best to focus the introduction
of residential density.

= The DOP&E are calling for land owners to present their intended residential yields
such that all land owners aspirations can be modelled.
19

@A \VILLOWTREE
www.willowtreeplanning.com.au A national town planning consultancy P LA N N | N G





PLANNING PROPOSAL

Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top Housing as an
Additional Permitted Use and Additional Building Height
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= A two staged DOP&E led process has been established which includes a Discussion
Paper to be released later this year (December/January) followed by an
Infrastructure Strategy next year (not certain on timing).

= The RHC/Roberts Day Scheme was presented by Stephen Moore of Robert Day.

= A brief discussion was held in relation to the FSR and Height controls not matching
and the fact that our design was predicated on ADG compliance and relationship to
topography.

= In terms of timing, DOP&E were advised that there was an immediate need to
instigate a proponent led planning proposal owing to the significant Capital
Investment being undertaken by RHC at 2 Frederick Street, St Leonards for a state-
of-the-art Mental Health Facility which see an increase in patient bed numbers and
employment for the LGA.

= The DOP&E advised that while the lodgement of a PP to Lane Cove or Ryde Council
that this would be a commercial decision for RHC and that the Discussion Paper due
to be released late 2016/ early 2017 will hold Urban Design Principles and other key
guidelines which should be considered in any PP submitted. Ramsay Health Care
have commercial commitments and pressures to ensure suitable funding is available
for the new purpose-built facility at 2 Frederick Street, St Leonards. The funding
requirements and attached timelines has required this Planning Proposal to be
submitted in the first calendar quarter of 2017.

= State Infrastructure Contributions will also likely be levied for the new precinct at a $
rate per dwelling.

= We were advised, that in general and as applies to applies to all PP’s, that if for
whatever reason a Council were not to accept a PP that the DOP&E would need the
statutory 90 days to take the matter to a JRPP or Greater Sydney Commission Panel.

These matters have been duly considered in the preparation of the Planning Proposal.
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Additional Permitted Use and Additional Building Height

2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)

PART B OBJECTIVES OR INTENDED OUTCOMES
2.1 OBJECTIVES AND INTENDED OUTCOMES

The key objective of the proposed rezoning is to enable development for the purpose of Shop
Top Housing on the site through an amendment to the LCLEP2009. This intended outcome
will be achieved with respect to the following secondary objectives:

* Provide shop top housing on the site incorporating ground floor commercial premises
and upper level residential accommaodation.

» Introduce a transitional development that complements the range of surrounding
land uses and integrates with adjoining built form.

= Promote the sustainable use of land through appropriate development typologies and
scales.

= Provide new housing in a highly accessible, established urban area to improve
housing choice and affordability in the area and ultimately meet the housing needs of
the growing population.

= Preserve employment generating activities on the site so as to provide jobs and
services to support the local population.

»= Activate the site and public domain at street level through the provision of active
ground floor uses and high quality architectural design.

= Augment the amenity of the subject site whilst preserving the amenity of adjoining
sites, including solar access, natural ventilation and privacy.

= Assist in the creation of a neighbourhood centre for Greenwich North to enhance the
amenity, convenience and level of service afforded to residents and workers of the
area.

= Support the required growth of mental health services and provision of enhanced
healthcare by assisting in funding the approved new Northside Clinic at 2 Frederick
Street, to be achieved through the redevelopment of the soon-to-be redundant asset
on the subject site.

The future development of the site for shop top housing will be subject to separate approval
under a Development Application (DA).
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PART C EXPLANATION OF PROVISIONS
3.1 OVERVIEW

It is proposed to rezone the site through an amendment to Lane Cove Local Environmental
Plan 2009 (LCLEP2009) in order to permit Shop Top Housing on the site as an Additional
Permitted Use and allow for greater building heights.

3.2 AMENDMENT TO LANE COVE LEP 2009 LAND USE ZONING

The objectives of this Planning Proposal may be achieved through the amendment of
LCLEP2009 to provide an Additional Permitted Use on the site for Shop Top Housing.

Accordingly it is proposed to include Shop Top Housing within Schedule 1 of LCLEP2009.
Pursuant to the dictionary of the LCLEP2009, Shop Top Housing is defined as followed:

one or more awellings located above ground floor retail premises or business
premises.

Note. Shop top housing is a type of residential accommodation.
Residential Accommodation is defined as follows:

a building or place used predominantly as a place of residence, and includes any of
the following:

(a) attached dwellings,

(b) boarding houses,

(¢) dual occupancies,

(d) awelling houses,

(e) group homes,

(f) hostels,

(g) multi dwelling housing,
(h) residential flat buildings,
(i) rural workers’ dwellings,
(j) secondary dwellings,
(k) semi-detached dwellings,
(1) seniors housing,
(m)shop top housing,

but does not include tourist and visitor accommodation or caravan parks.
It is noted that to support the inclusion of Shop Top Housing on the subject site as an

Additional Permitted Use, it is proposed also to amend the relevant zoning map (LZN_004) to
reference Schedule 1 as indicatively shown in Figure 8.
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N /R _ =
Figure 8. Proposed Zoning Map (LZN_004) (NSW Legislation, 2016)

The proposed amendment to the LCLEP2009 to include Shop Top Housing as an additional
permitted use within the B3 zone on the subject site is considered appropriate, having regard
to the following matters:

= The proposed rezoning will enable the future development of the site for mixed use
development incorporating a complementary range of uses including ground floor
commercial premises and upper level residential accommodation, thereby supporting
the provision of new jobs, housing and complementary facilities to meet the needs of
the local and regional populations.

= The proposal will achieve the objectives of the B3 Commercial Core zone through the
integration of a mixture of compatible land uses, including commercial premises and
thereby employment generating activities, in a highly accessible location.

= Demand for housing will be accommodated through the provision of new housing in
an accessible location close to key employment centres, transport infrastructure,
educational and health establishments, retail services, community facilities and
utilities. By providing new housing supply, the proposal will improve housing
affordability and choice in the area.

= New economic activity will be stimulated through the provision of commercial
premises that are commensurate with surrounding land uses and development within
the Pacific Highway corridor.
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»=  Opportunities for the improvement of the environment will arise and be responded to
by activating the site at ground level and promoting new development that is of a
high standard.

»= An effective transition of land use and built form will be provided between mid-high
rise commercial development to the north and low-medium density residential
accommodation to the east, south and west.

= The amenity of surrounding sites will not be unreasonably compromised in respect of
solar access, natural ventilation or privacy.

»= A small neighbourhood centre and ‘heart’ for the Greenwich North Transit Village has
the potential to develop through the integration of retail, a café, commercial space
and a possible childcare centre on the ground floor of a future shop top housing
development, thereby providing new employment opportunities, accommodating
small businesses, supporting community interaction and addressing the need for a
focal point within the community and for additional child care services.

For the reasons outlined above, the proposal is considered highly appropriate and desirable
for the site and also for the surrounding area.

Further to the above justification relating to the appropriateness of the subject site for Shop
Top Housing, the proposed rezoning and future redevelopment of the subject site would
assist Ramsay Health Care in funding the development of the new and expanded Northside
Clinic at 2 Frederick Street (approved under SSD 7588). As aforementioned, the successful
operations of the Northside Clinic require new and expanded facilities in response to
increasing demand for quality mental health services demonstrated by growing waiting lists
for many services including a number of critical and unique mental health services which are
not readily available elsewhere. In particular Northside Clinic is already the largest provider of
inpatient and day patient treatment for people with eating disorders and drug or alcohol
dependency and also includes specialised treatment units in mood disorders, drug and
alcohol detoxification and rehabilitation, post-traumatic stress disorder and day programs,
and it is vital that services are expanded to meet the needs of the community. The
development of the new and expanded Northside Clinic will therefore create additional access
to mental health services in the LGA and ultimately increased access to health care and
related jobs in the area.

3.3 AMENDMENT TO LANE COVE LEP 2009 HEIGHT OF BUILDINGS

Amendment is sought to clause 4.3 Height of Buildings of the LCLEP2009 in order to achieve
the objectives of the proposal being the future development of the site for Shop Top
Housing.

Pursuant to clause 4.3 of the LCLEP2009 the site is subject to a 25m maximum building
height.

It is requested to amend the provisions of clause 4.3 to provide a 33m maximum building
height for the site. This will enable the future development of the site for mixed use
development in accordance with the objectives of this Planning Proposal.

The objectives of clause 4.3 are as follows:

a) to minimise any overshadowing, loss of privacy and visual impacts of development on
nelghbouring properties, particularly where zones meet, and
b) to maximise sunlight for the public domain, and
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¢) to relate development to topography.

The existing objectives of clause 4.3 will not be altered by this proposal but rather will be
achieved by the amendment. The proposed building height of 33m will enable a suitable
density of development to be provided on the site to ensure the sustainable use of land
whilst preserving the amenity of surrounding sites and the public domain, including in respect
to solar access, privacy and visual appearance. As shown within the Concept Design at
Appendix 1, the proposed height control will also allow for development that responds to
the natural topography of the land.

Figure 9 provides the proposed height of buildings map for the site.

islation, 2016)
3.4 CONCEPTUAL BUILT FORM

To test the suitability of the site for shop top housing with a maximum height of 33m, two (2)
concept development schemes (Scenario 1 and Scenario 2) have been prepared by Roberts
Day and are provided at Appendix 1.

These scenarios have been prepared and submitted having regard for the current and DRAFT
legislative planning framework that applies to the locality and test the suitability of the site
for shop top housing with a maximum height of 33m. Scenario 1 has been prepared in the
event that the Department of Planning & Environment (DOP&E) led Crow’s Nest Priority
Precinct Planning process does not eventuate in the immediate future having regard for
Ramsay Health Care’s immediate commercial and funding requirements for the new purpose-
built facility at 2 Frederick Street, St Leonards (approved under SSD 7588 on 15 November
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2016). Should the DOP&E’s priority precinct planning process come to fruition in the
immediate future, the preferred scenario 2 concept design has been provided and prepared
to accord with and achieve the likely objectives for the subject site in the context of the wider
precinct.

Both concept designs have been informed by detailed site analysis and consideration of the
surrounding context in order to provide an optimal development outcome that capitalises on
the strategic potential of the land whilst preserving the amenity of adjoining sites and the
surrounding public domain.

Scenario 1 demonstrates a concept design for the site that effectively integrates with the
current state of the surrounding context whilst requiring only minor amendment to the
current planning framework.

Specifically a stepped built form is envisaged as part of Scenario 1, providing a transition in
height and scale from north to south in response to the topography of the land and character
of existing development on surrounding sites. Commercial premises (including retail and a
café), a childcare centre and a public plaza are proposed for the ground floor whilst
residential apartments are proposed for upper levels. As such a transition in land use is also
provided resulting in a development that integrates with both established commercial
development to the north and residential development to the east, south and west.

The capability of the Scenario 1 concept design complying with the Australian Design Guide
(ADG) has also been confirmed within the Urban Design Report at Appendix 1, including in
respect to building setbacks, building depth, visual privacy, open space, solar access, parking,
apartment size and mix, and apartment design. Whilst detailed assessment of a proposed
development for the site would be undertaken at the DA stage, the concept design
demonstrates that future shop top housing on the site can be designed to provide a high
level of amenity for residents of the subject and neighbouring sites.

The proposed mix of land uses and concept design also accord with the seven (7) principles
of the "Better Placed’ Draft Design Policy, as detailed in Appendix 1.

Development particulars for Scenario 1 are summarised in Table 1.

Development Particular Scenario 1 Concept Proposal
Site Area 2,140m?2

GFA — Residential 4,230m?2

Apartment Yield 60

GFA — Commercial 915m?2

GFA — Total 5,145m?2

FSR 2.4:1

Building Height 33m (11 storeys)

The Scenario 1 concept design for the future development of the site for Shop Top Housing is
shown in Figures 10-13.
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Figure 12. Concept Massing Model (Roberts Day, 2017)
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Figure 13. Concept Design (Robes Dy, 2017)
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Scenario 2 provides an alternative concept design for the site situated within a broader
investigative framework for the surrounding area. This design demonstrates the uplift in FSR
that would be justified if amendments to the planning framework were to occur at a larger

scale and territorial scope.

These broader planning amendments would see additional building heights adopted across
the precinct based on the St Leonards South Master Plan and Gateway approval. Accordingly
the stepped design of the concept building on the subject site would no longer be required,
thereby allowing for additional FSR to be provided over the site. Subject to the surrounding
area being developed in accordance with this precinct-wide uplift scenario, the future building
on the subject site would suitably protect neighbouring amenity and achieve ADG compliance.

Consistent with Scenario 1, Scenario 2 would also effectively activate the streetscape through
generous front setbacks, forecourt space and an engaging mixed use ground floor to support

a growing community and population.

Ramsay Health Care’s preference for Scenario 2 will still see the current 3:1 FSR applicable to
the site complied with while maintaining the proposed height applied for in both concept

design scenarios.

Development particulars for Scenario 2 are summarised in Table 2.

Development Particular
Site Area

GFA — Residential
Apartment Yield

GFA — Commercial

GFA — Total

FSR

Building Height

Scenario 2 Concept Proposal
2,140m2

4,880m2

70

915m?2

5,795m?

2.7:1

33m (11 storeys)

The Scenario 2 concept design for the future development of the site for Shop Top Housing is

shown in Figures 14-17.
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Embassy Tower 30 storeys

Figure 17. Concept Dsign (Roberts ay, 2017)
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PART D JUSTIFICATION FOR PROPOSED LEP AMEDMENT
4.1 NEED FOR THE PLANNING PROPOSAL

The Department of Planning and Environment document “A Guide to Preparing Planning
Proposals”includes the following questions in describing the need for the Planning Proposal.

4.1.1 IS THE PLANNING PROPOSAL A RESULT OF ANY STRATEGIC STUDY OR
REPORT?

The proposed amendment to the LCLEP2009 to rezone the site for Shop Top Housing aligns
with a number of state, regional and local strategic studies and reports including:

4.1.1.1NSW 2021

NSW 2021 is a State strategic plan and was delivered in December 2012. It is a 10 year plan
to ‘rebuild the economy, provide quality services, renovate infrastructure, restore government
accountability, and strengthen the local environment and communities'.

It replaces the previous State Plan as the NSW Government’s strategic business plan, setting
priorities for action and guiding resource allocation. NSW 2021 is a plan for change with
ambitious goals and challenging targets.

The NSW 2021 Plan identifies five key strategies that the Plan is based around including:

Rebuild the economy;

Return quality services;

Renovate infrastructure;

Strengthen our local environment and communities;
» Restore accountability to government.

Key priority actions and targets outlined in each strategy are discussed below as they relate
to the proposed future provision of Shop Top Housing on the subject site.

Rebuild the Economy

The Government's number one priority is to restore economic growth and establish NSW as
the first place in Australia to do business. The proposal will positively contribute to the
economy through the provision of employment-generating development in the form of
ground floor commercial space. Combined with the additional jobs created through the
expansion of the Northside Clinic on its new site (SSD 7588), the jobs sustained by the
commercial space will result in a net employment increase in the area.

Further to the above, the proposal will stimulate additional commercial activity in the locale
with positive connotations for surrounding businesses. Similarly the provision of new jobs and
services close to where people live, work and visit will improve the overall level of service-
provision in the area.

In accordance with the above, the proposal will support the attainment of the following
targets:

»  Grow business investment by an average of 4% per year to 2020.

= Grow GSP per capita by an average 1.5% per year to 2020 with specific industry
growth targets.

= Grow employment by an average of 1.25% per year to 2020.
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Further, the proposal provides the opportunity to improve the availability and affordability of
housing through additional supply and diversity. As such the proposal will positively
contribute towards dwelling targets.

Return Quality Services

The Government’s goal to return quality services includes targets relating to the improved
efficiency of the road network, increased use of public transport and walkability. The
provision of commercial premises and residential accommodation on a highly accessible site
close to bus stops and train stations will promote the adoption of active transport modes by
site users. As such the proposal will contribute to the attainment of the following targets:

= Improve the efficiency of the road network during peak times on Sydney’s road
corridors.

= Increase the share of commuter trips made by public transport.

» [ncrease the proportion of total journeys to work by public transport in the Sydney
Metropolitan region.

» Increase walking and cycling.

In accordance with the above paragraphs, the proposed Additional Permitted Use is
consistent with NSW 2021 in that it will positively contribute to the economy by providing a
compatible land use supporting the provision of jobs and housing in highly accessible
locations.

4.1.1.2A PLAN FOR GROWING SYDNEY

A Plan for Growing Sydney was introduced by the NSW Department of Planning and the
Environment (DPE) in December 2014 and replaced the Metropolitan Plan for Sydney 2036. A
Plan for Growing Sydney supports and implements the NSW 2021 State Plan, which identifies
restoring economic growth is its number one priority.

The plan presents a strategy for accommodating Sydney’s future population growth. It
balances the need for more housing, but also cultivates the creation of strong and resilient
communities within a highly-liveable city whilst protecting the natural environment and
biodiversity. A Plan for Growing Sydney will provide a framework for strengthening the global
competitiveness of Sydney, in order to facilitate strong investment and jobs growth.

The Strategy has set four overarching goals as its vision for Sydney:

A competitive economy with world class services and transport.

A city of housing choice, with homes that meet our needs and lifestyles.

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

A sustainable and resilient city that protects the natural environment and has a
balanced approach to the use of land and resources.

ANWN~

These goals are guided by three key principles:

»  Principle 1: Increasing housing choice around all centres and transport gateways.

»  Principle 2: Stronger economic development in strategic centres and transport
gateways.

»  Principle 3: Connecting centres with a networked transport system.

Specifically, the Lane Cove LGA is located within the North subregion, which is envisaged as
an attractive place to live, work and visit with a thriving economy. Suitable locations for new
housing and jobs are to be coordinated with infrastructure and located around Priority
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Precincts, established and new centres, and along public transport corridors. The proposed
development aligns with the strategic directions of the Plan through the provision of new
housing and jobs within a highly accessible, established urban area in proximity of strategic
centres.

The following outlines in greater detail a number of key directions identified in the Plan for
Growing Sydney that the proposed rezoning can demonstrate alignment to.

Strategic Direction Strategic Justification of the Proposal
1.6 Expand the Global Greenwich forms part of the Global Economic Corridor and
Economic Corridor as such is emphasised as an economic cluster of globally

competitive industries and knowledge jobs. It is estimated
that by 2030 there will be demand for around 190,000 new
stand-alone office jobs and the proposed rezoning will
support the role of St Leonards and the Pacific Highway
corridor as major office markets.

In accordance with the important economic role of the
Global Economic Corridor in providing jobs and supporting
the continued growth of global Sydney, the proposed
rezoning will expand employment opportunities on the site
through the provision of commercial premises as a
component of mixed use development. This will retain the
use of the site for employment generating activities and
service provision.

Whilst the proposal will allow for mixed use development
incorporating residential components within the Global
Economic Corridor, a suitable quantity and diversity of
employment land uses will be maintained. Further, the
provision of shop top housing on the site is considered to
provide a suitable transition between commercial
development to the north and residential development to
the east, south and west.

Overall, the proposed rezoning will provide new
employment opportunities and mixed-use activities within
the Global Economic Corridor to support the continued
growth of Sydney’s economy.

1.7 Grow Strategic St Leonards is identified as one of Sydney Strategic Centres
Centres — providing more and accordingly the rezoning of the site to accommodate
jobs closer to home businesses and housing will reinforce the role of St

Leonards and focus growth in this strategic centre in
accordance with the Strategic Direction.

The proposed rezoning will provide opportunities for the
establishment of new businesses in this highly accessible
centre, and also create opportunities for people to live close
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to their place of work, enhancing the overall attraction and
amenity of Greenwich and St Leonards.

The zoning and built form controls proposed will contribute
to a balanced regulatory environment that will ensure the
compatible co-location of complementary land uses in
accessible locations that will positively contribute to the
growing role of St Leonards in Sydney.

1.9 Support priority The proposed rezoning will accommodate priority industries

economic sectors through the provision of commercial premises. The
maintenance of land for business and office premises
combined with planning controls that enable higher
densities of development as well as some residential
accommodation in appropriate locations, will provide
further opportunities for the establishment of priority
industries.

1.11 Deliver infrastructure The subject site is highly accessible by public transport, is
in a walkable location and is also serviced by an extensive
road network. This level of accessibility will be even further
augmented through the delivery of planned rail projects.

2.1 Accelerate Housing The proposed rezoning will allow residential development
Supply Across Sydney on the site with positive implications for housing
affordability and availability.

The provision of new housing in accessible locations close
to people’s places of employment and other amenities will
promote a high standard of living for Sydney’s growing
population and represents a sustainable model of
accommodating growth.

A Plan for Growing Sydney nominates the most suitable
area for urban renewal as those close to jobs, public
transport and strategic centres, all of which are provided
within Greenwich and St Leonards.

2.2 Accelerate Urban The proposed rezoning will support the renewal of the area
Renewal across Sydney - which is considered highly appropriate given the location of
providing homes closer to the site in proximity of major transport, other hard and soft
jobs infrastructure and nominated strategic centres.

In accordance with A Plan for Growing Sydney, new
housing will be connected to job-rich areas and public

transport.
2.3 Improve housing Responding to Sydney’s changing demography and family-
choice to suit different types, the proposed rezoning will support a range of
needs and lifestyles housing types, including for singles and couples whom are
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identified in A Plan for Growing Sydney as the most
significant growth sector. Reflecting demand, the proposal
will provide housing in immediate proximity of transport
infrastructure as well as jobs and amenities to support
balanced lifestyles. Whilst the Urban Design Report
(Appendix 1) does not currently demonstrate the future
housing mix for the purpose of the Planning Proposal, the
rezoning of the site will however facilitate mixed use
development capable of providing significant housing choice
to meet the demands of the LGA and wider region.

3.1 Revitalise existing The rezoning of the site for mixed use development will

suburbs support the revitalization of the area through the provision
of new business premises and residential accommodation in
close proximity of established infrastructure, services and
employment centres. This represents a sustainable model
of development that will contribute to the efficient use of
land and other resources and contribute to the building of
vibrant communities.

3.3 Create healthy built Through enabling the creation of mixed use communities

environments that provide residents and workers with convenience and
active transport networks, the rezoning will support healthy
lifestyles.

North Subregion The Lane Cove LGA is identified within the North Subregion

and in accordance with the priorities for this Subregion the
rezoning will provide jobs and housing supported by key
infrastructure and services, creating a liveable and resilient
community.

The proposal wholly reflects the priorities for the North
Subregion, including a competitive economy which the
creation of new employment opportunities will promote as
well as accelerated housing supply, choice and affordability
which the provision of new accommodation in mixed use
development will espouse.

In accordance with the specific priorities for St Leonards
the rezoning will provide capacity for additional mixed use
development incorporating commercial premises and new
housing.

Demonstrated by the alignment of the proposal with key strategic directions, the provision of
Shop Top Housing on the site is highly commensurate with A Plan for Growing Sydney.
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Figuré 18. Noﬁh Subregion (A Plan for Growing Sydney, 2014)
4.1.1.3DRAFT NORTH DISTRICT PLAN

The draft North District Plan forms the overarching strategy for future planning in the area in
order to deliver a thriving modern economy co-existing within beautiful natural landscapes in
light of population growth and demographic change.

The Plan establishes a number of priorities and actions to guide growth, development and
change, relating to productivity, liveability and sustainability. The priorities and actions
relevant to the subject site, wider St Leonards centre and existing and proposed land uses
are discussed as follows.

Productivity Priorities

Major centres, supported by improved transport, are identified as foci for jobs growth and
diversity, whilst opportunities are also recognised in relation to health, education and
knowledge clusters. St Leonards specifically is identified as a ‘strategic centre’ and
‘collaboration area’ and noted as a priority for investment and detailed land use planning.
Jobs targets for St Leonards are to increase from 47,100 in 2016 to 54,000 in 2036 under the
baseline scenario or 63,500 under the higher target, with a focus on knowledge-intensive
industries.
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Planning for the St Leonards Collaboration Area will include considerations to:

» Jeverage off the new Sydney Metro station at Crows Nest to deliver additional
employment and residential capacity

= jdentify actions to grow jobs in the centre

»  reduce the impact of vehicle movements on pedestrian and cyclist accessibility

»  protect and enhance Willoughby Road’s village character and retail/restaurant strip
while recognising increased growth opportunities due to significant NSW Government
Infrastructure investment

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

= promote synergies between the Royal North Shore Hospital and other health and
education-related activities, in partnership with NSW Health

= define the northern perimeter of St Leonards to protect the adjoining industrial zoned
land for a range of urban services.

In accordance with the priorities and actions for the North District and St Leonards, the
proposed broadening and densification of uses on the site will increase the supply and
diversity of available commercial floor space and housing in accessible locations. This directly
responds to the strategic location of the site in proximity of new Sydney metro station at
Crows Nest and the growing St Leonards strategic centre.

Liveability Priorities

Additional housing to improve diversity and affordability coordinated with transport, centres
and services, is required in response to population growth and ageing. Specifically 196,350
more people are anticipated by 2036 with 75,100 additional people aged 65+.

By providing new residential accommodation within St Leonards in conjunction with
commercial premises, a wide range of people will be accommodated, as required by the
Plan’s priorities. Housing affordability and choice will therefore be improved whilst promoting
high standards of living through considered land use planning and design, ultimately creating
a liveable and loveable place to live, work and visit.

Specifically the provision of shop top housing on the site will contribute to the delivery of the
1,900 new dwellings required for Lane Cove over the next five (5) years.

Sustainability Priorities

As well as growing, landscapes, waterways and biodiversity should be protected and
enhanced and efficiency and resilience promoted. Sustainability also requires consideration of
the extra 32,800 single person households forecast for 2036 and the 25,950 more dwellings
by 2021.

The proposed rezoning will augment the efficiency with which land is used through the
diversification and densification of uses that are highly compatible with surrounding
development and coordinated with supportive infrastructure. The redevelopment of land that
has been historically developed will promote the creation of a better quality environment built
on the principles of sustainability.
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Figure 19. St Leonards Centre (Draft North District Plan, 2016)

4.1.1.4ST LEONARDS AND CROWS NEST PRIORITY PRECINCT

The Department of Planning and Environment (DPE) has identified the site within the St
Leonards and Crows Nest Priority Precinct, being an area comprising land within walking

distance of the existing St Leonards station and proposed Crows Nest station as well as
Artarmon’s industrial and employment areas

Strategic investigations will be undertaken of land within the Priority Precinct in order to
identify infrastructure needed to support the area into the future, including improvements to

transport, the road network, open space, social infrastructure and community and education
facilities. Ways to maintain employment in the area, provide new homes, shops, cafes and
open space and maximise access to public transport, will also form topics of investigation

The first stage of investigations will entail analysis of existing employment in the Precinct as

well as future employment demands and requirements, to inform the Land Use and

Infrastructure Strategy. The second stage will encompass the preparation of this Strategy to
identify areas for redevelopment within the Precinct and provide a strategic planning
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framework to guide future development and infrastructure delivery over the next 20 years.
This Strategy has not yet been released, and will not rezone land.
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Figure 20. St Leonards and Crows Nest Investigation Area (NSW Department of
Planning and Environment, 2016)

4.1.2 IS THE PLANNING PROPOSAL THE BEST MEANS OF ACHIEVING THE
OBJECTIVES OR INTENDED OUTCOMES OR IS THERE A BETTER WAY?

It is considered that the Planning Proposal is the best means of achieving the objectives
stipulated in Section 2 of this report.

Under the current LCLEP2009 the site is zoned for the purposes of a Commercial Core and
Shop Top Housing is prohibited. Though prohibited, development for the purpose of shop top
housing partly achieves the objectives of the B3 zone through the provision of commercial
premises and thereby the preservation of employment opportunities on the site. The
colocation of residential accommodation on the site represents a highly suitable land use
required to meet the housing needs of the local population. Therefore the rezoning would
support the provision of complementary land uses in a highly accessible location.

Further, the built form controls applicable to the site under the current LCLEP2009 would
need to be amended to enable the provision of a higher density of employment premises and
residential accommodation, ensuring the efficient and sustainable use of land in a strategic
location.

Therefore an amendment to the LCLEP2009 is required to permit the intended future
provision of shop top housing on the site including commercial premises and residential
accommodation.
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4.1.3 1S THERE A NET COMMUNITY BENEFIT?
Net community benefit has been assessed in accordance with relevant guidelines and as

outlined in the following table.

Criteria Y/N | Proposal
Will the LEP be compatible | Y The proposal is consistent with key elements of NSW

www.willowtreeplanning.com.au

with agreed State and
regional strategic direction
for development in the area
(e.g. land release, strategic
corridors, development
within 800m of a transit
node)?

Is the LEP located in a
global/regional city, strategic
centre or corridor nominated
within  the  Metropolitan

Strategy or other
regional/subregional
strategy?

Is the LEP likely to create a
precedent or create or
change the expectations of
the landowner or other
landholders?

Have the cumulative effects
of other spot rezoning
proposals in the locality been
considered? What was the
outcome of these
considerations?

Will the LEP facilitate a | Y

A national town planning consultancy

2021, A Plan for Growing Sydney, the draft North
District Plan and the St Leonards and Crows Nest
Priority Precinct, as discussed above.

The site is identified within the St Leonards Strategic
Centre and Global Economic Corridor for the purposes
of A Plan for Growing Sydney and draft North District
Plan.

Consistent with strategic policy for the St Leonards
Strategic Centre and wider Global Economic Corridor,
the proposal will retain land for employment
generation whilst providing opportunities for people to
live close to their place of work, enhancing the overall
attraction and amenity of St Leonards and ensuring
the sustainable use of land.

The site is located between land zoned for commercial
development fronting the Pacific Highway and land
zoned for high density residential development along
Greenwich Road. The site therefore provides a unique
opportunity to transition between these land uses and
is not expected to create a precedent given the
distinct commercial character to the north and distinct
residential character to the east, south and north.

Further, given the topography of the land, general
expectations relating to building heights are not
expected to change either. As demonstrated by
conceptual massing modelling (Appendix 1), the
proposed 33m building height allows for a transition
down from the Pacific Highway to the south and does
not cause the appearance of any excessive building
height.

The area surrounding the site is not known to have
been subject to any spot rezonings.

The rezoning will preserve the use of the site for
40
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permanent employment
generating activity or result
in a loss of employment
lands?

Will the LEP impact upon the
supply of residential land
and therefore housing supply
and affordability?

Is the existing public
infrastructure (roads, rail,
utilities) capable of servicing
the proposed site? Is there
good pedestrian and cycling
access? Is public transport
currently available or is there
infrastructure  capacity to
support future transport?

Will the proposal result in
changes to the car distances
travelled by customers,
employees and suppliers? If
so, what are the likely
impacts in terms  of
greenhouse gas emissions,
operating costs and road
safety?

Are there significant
Government investments in
infrastructure or services in
the area where patronage
will be affected by the
proposal? If so, what is the
expected impact?

Will the proposal impact on
land that the Government
has identified a need to
protect (e.g. land with high
biodiversity values) or have
other environmental

A national town planning consultancy

commercial premises thereby ensuring the continued
provision of employment generating activities.
Combined with the additional jobs created through
the expansion of the Northside Clinic on its new site
(SSD 7588), the jobs sustained by the commercial
space will result in a net employment increase in the
area.

The rezoning will enable high density residential
development as a component of shop top housing and
therefore will improve housing supply, choice and
affordability through the provision of new housing in
accessible locations.

The site is serviced by existing infrastructure that is
capable of servicing higher density commercial and
residential development. In particular the site is highly
accessible by public transport, being within 600m
walking distance of St Leonards train station which is
serviced by the Central Coast and Newcastle Line and
the T1 North Shore and Northern Line. The site is also
in immediate proximity of bus stops providing
connections to Lane Cove, McMahons Point,
Chatswood, Artarmon, Epping, Sydney CBD, Manly
and Botany. This results in the site being awarded a
transit score of 71 denoting excellent transit that is
convenient for most trips, and a walkscore of 84
representing a very walkable location with most
errands accomplishable on foot.

By co-locating places of employment and living the
rezoning will reduce the need to travel resulting in
reduced road congestion, reduced pollution and
reduced expenditure related to car travel and a higher
standard of living for residents and employees.

The rezoning may promote increased public transport
patronage, road use and service usage which are
considered to be suitably catered for by existing
infrastructure as well as planned rail upgrades.

It is however considered that any additional service
usage would be minimal compared to the type and
scale of development currently permitted on the site.

The proposal will not impact on land that the

government has identified a need to protect or that is

environmentally-constrained. Rather the proposal will

facilitate development for commercial premises and

residential accommodation on land that has been

historically developed and forms part of an
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impacts? Is the land
constrained by
environmental factors such
as flooding?

Will the LEP be compatible/
complementary with
surrounding adjoining land
uses? What is the impact on
the amenity in the location
and wider community? Will
the public domain improve?

Will the proposal increase
choice and competition by
increasing the number of
retail and commercial
premises operating in the
area?

If a stand-alone proposal
and not a centre, does the
proposal have the potential
to develop into a centre in
the future?

What are the public interest
reasons for preparing the
draft plan? What are the
implications of not
proceeding at that time?

A national town planning consultancy

established urban area.

The  proposed commercial and  residential
development will be complementary to and supportive
of surrounding land uses. In particular the proposal
responds to the unique position of the site in order to
provide a transition between commercial development
to the north and residential development to the east,
south and west.

Whilst significantly improving the amenity of the
subject site, the amenity of surrounding sites will be
preserved including in relation to solar access, natural
ventilation and privacy, as demonstrated in the Urban
Design Report at Appendix 1.

The proposal also provides the opportunity to more
effectively relate to the public domain through active
ground floor uses encouraging new activity at the
street level.

The proposal will preserve commercial and retail
premises on the site thereby providing opportunities
for business investment, co-working office space and
sustained economic activity, as well providing amenity
and convenience for future residents through the
integration of retail on the site.

Whilst a stand-alone proposal in that it is for a spot
rezoning, the site forms part of the St Leonards
strategic centre and therefore will support the
important role and function of this strategic centre
designated as a focus for growth and renewal.

The development will provide new opportunities for
business investment and new housing to support the
local, regional and national economies and
populations. Given the benefits arising from the
proposal for the local and wider workforce, resident
population and business sector, it is considered to be
completely in the public interest with no adverse
impacts anticipated.

Were the proposal not to proceed at this time a lower
level of business activity would be attracted and the
housing market would be characterised by less
supply, less choice and lower affordability.

42

@\ \VILLOW TREE
PLANNING





PLANNING PROPOSAL

Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top Housing as an
Additional Permitted Use and Additional Building Height

2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)

4.2 RELATIONSHIP TO STRATEGIC PLANNING FRAMEWORK

4.2,1 IS THE PLANNING PROPOSAL CONSISTENT WITH THE OBJECTIVES AND
ACTIONS CONTAINED WITHIN THE APPLICABLE REGIONAL OR
SUBREGIONAL STRATEGY (INCLUDING THE SYDNEY METROPOLITAN PLAN
AND EXHIBITED DRAFT STRATEGIES)?

As previously discussed in Section 4.1, the Planning Proposal is consistent with NSW 2021, A
Plan for Growing Sydney, the draft North District Plan and the St Leonards and Crows Nest
Priority Precinct.

4.2,2 IS THE PLANNING PROPOSAL CONSISTENT WITH THE LOCAL COUNCIL'S
COMMUNITY STRATEGIC PLAN OF OTHER LOCAL STRATEGIC PLAN?

4.2,2.1 DRAFT ST LEONARDS SOUTH STRATEGY

The Draft St Leonards South Strategy relates to land bound by the Pacific Highway to the
north, the railway line to the east, River Road to the south and Greenwich Road to the west,
thereby encompassing the subject site (Figure 21). The Strategy is being undertaken in two
(2) stages encompassing the preparation of a Precinct Report and preliminary community
consultation as Stage 1 (complete) and the development by Council of a long term strategic
approach to development in the vicinity of the St Leonards transport hub as Stage 2. Based
on technical and community feedback, a draft Master Plan has been prepared and exhibited.
The purpose of the Draft Master Plan Strategy is to discuss:

Density Potential;

Financial Viability,

Sustainable Urban Design and Amenity;
Infrastructure,; and

Staging and Transition Management.

The Strategy envisages St Leonards South as a location for new and diverse housing
supported by convenience shopping, cafes, bars, entertainment venues and community
facilities in a high quality environment served by excellent public transport and high levels of
walking and cycling accessibility. The realisation of this vision would contribute to
environmental, social and economic sustainability for the locale:

= Environmentally, through its focus on public transport, walking and cycling, and its
contribution to the minimisation of urban sprawl;

»  Socially, by contributing to the accessibility of jobs and amenities, and the creation of
a vibrant public domain,;

= FEconomically, through its support for globally-oriented business and creation of
residences within easy access of employment opportunities.

Several options for a Draft Master Plan were proposed in the Strategy. The various options
for the area advocate for Transit Orientated Development (TOD), which is characterised by:

» A rapid and frequent transit service

» High accessibility to the transit station

» A mix of residential, retail, commercial and community uses around the transit

=  High quality public spaces and streets, which are pedestrian and cyclist friendly

»  Medium- to high-density development within 800 metres of the transit station (i.e.
the TOD precinct)

» Reduced rates of private car-parking
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The various Draft Master Plan options have been informed by Principles and site-specific
Standards/Goals. The inclusion of shop top housing for the site aligns with these Standards
and Goals including Liveability, Housing for all stages of life, Maximised walkability/cycling
access and Amenity.

» Liveability;
» A range of amenities within close proximity to where people live and work;
= Accessible buildings and spaces that are capable of cost effective adaptation;
»  Places designed to reflect the context and character of the locale.

The subject site is located between commercial development fronting the Pacific Highway and
residential development to the east, south and west, thereby being ideally located to provide
a mix of uses as a transition between distinct commercial and residential areas. The proposed
rezoning to permit shop top housing therefore aptly responds to the surrounding context and
the unique transitionary character of the subject site.

Given the site’s location in immediate proximity of established commercial and residential
areas and within walking distance of the St Leonards core, future residents and workers on
the site will have access to a wide range of amenities promoting liveability. Reciprocally the
ground floor commercial premises on the site will heighten the amenity of the immediate
locale with associated benefits for residents and workers of the subject and surrounding sites.

Also, by ensuring the site is able to be developed to include shop top housing, it provides
opportunity for portions of the building to be designed to allow adaptive use.

»  Housing for all stages of life;
= Diversity;
» A range of apartment sizes and densities;
= Mix of floor space ratios and heights.

The provision of shop top housing would support the delivery of a variety of new housing
types to accommodate different sectors of the population in various stages of life.

The current LCLEP2009 FSR of 3:1 and proposed 33m building height would facilitate the
future development of built form on the site that responds to the natural topography of the
land and integrates the height of the adjoining commercial building to the north with the
lower residential development to the south.

»  Maximised walkability/cycling access
»  Less than 800m to train;
= [ess than 400m walk to bus;
» [Less than 400m walk to park.

The site is located within walking distance of St Leonards train station, a number of bus stops
and public open space and therefore is highly appropriate for commercial and residential
development.

= Amenity
»  Minimum performance standards for:

= Sunlight/Wind)/Privacy/Noise Impact amelioration;

»  New development allows for a minimum of 2 hours (urban) and
3 hours (suburban) sunlight access to habitable rooms & private
open space of existing residential properties;

= Separation distances adjacent to low density residential zones;

= Visual transition between different densities;
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= Topography followed tapering south.

As demonstrated in the Urban Design Report at Appendix 1, the site is capable of being
developed for shop top housing with a maximum height of 33m whilst preserving the amenity
of surrounding sites. In particular, modelling shows that existing levels of solar access can be
maintained to surrounding properties through careful architectural design.

The stepping of the development down the slope responds to the natural topography of the
land and assists in providing a visual transition between commercial development fronting the
Pacific Highway and residential development to the south.

It is noted that despite the Draft Masterplan Strategy providing various options and
recommendations for proposed development, no final Masterplan has been adopted.

—
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4.2.2.2LANE COVE 2025

Lane Cove 2025 is Lane Cove Council’s adopted Community Strategic Plan. The Plan identifies
priorities and aspirations for Lane Cove's community and sets out directions and objectives
based on the principles of sustainability.

The 6 goals providing the foci of Lane Cove 2025 are:

= An inclusive, interconnected and active community;
» A well designed, liveable and connected area;
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» A green community and a beautiful natural environmental appreciated by all;
» A community rich in culture with a unique identity;

» A vibrant and sustainable local economy;

» A leading council that engages its community and offers best value service.

To achieve the goals identified in Lane Cove 2025, Council has adopted a Delivery Program
and Operational Plan.

The proposal is consistent with the strategies outlined in the Community Strategic Plan in that
it will provide for the needs of the community through the provision of commercial space and
new housing to accommodate businesses and the local population in a highly accessible
location serviced by public transport and in close proximity of key employment centres, retail

www.willowtreeplanning.com.au

services, open space, community facilities, health and education facilities and other

amenities.

4.2,3 IS THE PLANNING PROPOSAL CONSISTENT WITH APPLICABLE STATE
ENVIRONMENTAL PLANNING POLICIES?

The proposal is consistent with the relevant State Environmental Planning Policies (SEPPs), as

outlined in Table 5.

Policy
SEPP 1 — Development
Standards

SEPP 55 — Remediation of
Land

SEPP 64 — Advertising and
Signage

SEPP 65 — Design Quality of
Residential Flat Buildings

SEPP (Exempt and Complying
Development Codes) 2008

SEPP (Infrastructure) 2007

A national town planning consultancy

Details
The Planning Proposal will not contain provisions that will
contradict or hinder the application of the SEPP.

The subject site has been historically developed for the
purposes of a hospital and therefore is not considered to
contaminated. Nonetheless appropriate investigations will
be carried out as required at the relevant DA phase.

Any signage associated with future commercial premises
on the site would be assessed and approved in accordance
with SEPP 64.

Future mixed-use development comprising residential
accommodation will be designed in accordance with the
requirements of SEPP 65 and the Apartment Design Guide.
Preliminary assessment of the conceptual building
envelopes has been undertaken within the Urban Design
Report at Appendix 1.

The relevant approvals pathway for future development
will be determined in light of the relevant LEP and Exempt
and Complying Development Codes.

State Environmental Planning Policy (Infrastructure) 2007
provides for certain proposals, known as Traffic Generating
Development, to be referred to NSW Roads and Maritime
Services (RMS) for concurrence.

Referral may be required for the erection of new premises,
or the enlargement or extension of existing premises
where their size or capacity satisfy certain thresholds.
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Schedule 3 lists the types of development that are defined
as Traffic Generating Development.

Details of the development of the site will be confirmed at
the DA stage ensuing the rezoning of the land and any
requirement for the referral of the application to RMS
confirmed at this stage.

4.2,4 IS THE PLANNING PROPOSAL CONSISTENT WITH THE APPLICABLE
MINISTERIAL DIRECTIONS (S117 DIRECTIONS)?

The Planning Proposal has been assessed against the s117 Ministerial Directions and is
consistent with each of the relevant matters, as outlined below.

Direction Comment
1. Employment and Resources

1.1 Business and Industrial Zones The proposal will retain the use of the site for commercial
premises in accordance with the B3 Commercial Core zone.
Therefore, in accordance with the objectives of this Direction
the proposal will encourage employment growth in accessible
locations thereby supporting the viability and growth of the St
Leonards strategic centre.

Whilst enabling mixed use development including commercial
premises and residential accommodation, the rezoning will
provide for concentrated and sustainable urban forms.

Therefore, the proposal will create new opportunities for
employment whilst also enabling residential development in
accessible locations to facilitate a vibrant, sustainable and
attractive strategic centre. As such the proposal is considered
consistent with the objectives of this Ministerial Direction.

1.2 Rural Zones Not Applicable

1.3 Mining, Petroleum Production Not Applicable

and Extractive Industries

1.4 Oyster Aquaculture Not Applicable

1.5 Rural Lands Not Applicable

2. Environment and Heritage

2.1 Environment Protection Zones Not Applicable
2.2 Coastal Protection Not Applicable
47
/‘\/\/I LLOW TREE
www.willowtreeplanning.com.au A national town planning consultancy P LA N N | N G





www.willowtreeplanning.com.au

PLANNING PROPOSAL

Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top Housing as an
Additional Permitted Use and Additional Building Height
2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)

2.3 Heritage Conservation
2.4 Recreation Vehicle Areas

3. Housing, Infrastructure and
Urban Development

3.1 Residential Zones

3.2 Caravan Parks and Manufactured
Home Estates

3.3 Home Occupations

3.4 Integrating Land Use and
Transport

3.5 Development Near Licensed
Aerodromes

3.6 Shooting Ranges
4. Hazard and Risk

4.1 Acid Sulfate Soils

4.2 Mine Subsidence/Unstable Land

4.3 Flood Prone Land

4.4 Planning for Bushfire Protection
5. Regional Planning

A national town planning consultancy

Not Applicable

Not Applicable

The introduction of shop top housing on the site will provide for
housing in accessible locations to improve housing supply,
choice and affordability in St Leonards. In accordance with the
s117 objectives and provisions, this will encourage a diversity
of housing types to accommodate existing and future
populations whilst making use of existing infrastructure and
services, thus embodying an efficient and sustainable growth
model that also achieves a high level of amenity for future
residents.

Not Applicable

Not Applicable

The subject site is suitable for higher density employment and
residential land uses given its immediate proximity to
established rail, bus and road infrastructure. The additional
permitted use and amendment to height controls will therefore
promote transit-oriented development, espousing positive
implications for future businesses, employees and residents
associated with accessibility, connectivity, amenity and
vibrancy. In this the proposal is highly consistent with the s117
direction.

Not Applicable

Not Applicable

The site is not identified as containing any acid sulfate soils in
the relevant LCLEP2009 map.

The site is not known to contain mine subsidence or unstable
land.

The site is not known to be flood prone.

The site is not known to be bush fire prone.
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5.1 Implementation of Regional
Strategies.

5.2 Drinking Water Catchments

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

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

5.5 Development in the vicinity of
Ellalong, Paxton and Millfield
(Cessnock LGA) (Revoked 18 June
2010)

5.6 Sydney to Canberra Corridor
(Revoked 10 July 2008. See
amended Direction 5.1)

5.7 Central Coast (Revoked 10 July
2008. See amended Direction 5.1)

5.8 Second Sydney Airport:
Badgerys Creek

5.9 North West Rail Link Corridor
Strategy

6. Local Plan Making

6.1 Approval and Referral
Requirements

6.2 Reserving Land for Public
Purposes

6.3 Site Specific Provisions
7. Metropolitan Planning
7.1 Implementation of A Plan for

Growing Sydney

7.2 Implementation of Great

A national town planning consultancy

Not Applicable

Not Applicable

Not Applicable
Not Applicable

Not Applicable

Not Applicable
Not Applicable

The site is not located in proximity of the proposed Badgerys
Creek Airport.

The site is not located in proximity of the NW Rail Link
Corridor.

Not Applicable
Not Applicable

No other restrictive site specific planning controls are
proposed.

Section 4.1 of this planning proposal identifies the proposal’s
consistency with the relevant Regional Strategies including A
Plan for Growing Sydney.

Not Applicable
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Macarthur Land Release
Investigation

4.3 ENVIRONMENTAL, SOCIAL AND ECONOMIC IMPACT

4.3.1 IS THERE ANY LIKELIHOOD THAT CRITICAL HABITAT OF THREATENED
SPECIES, POPULATIONS OR ECOLOGICAL COMMUNITIES, OR THEIR
HABITATS, WILL BE ADVERSELY AFFECTED AS A RESULT OF THE
PROPOSAL?

The subject site is located within an established urban area and has been historically
developed for the purpose of a hospital. As such the state of the site and its surrounds is
highly disturbed with limited existing vegetation. The proposal will therefore not affect any
critical habitats, populations or ecological communities.

4.3.2 ARE THERE ANY OTHER LIKELY ENVIRONMENTAL EFFECTS AS A RESULT
OF THE PLANNING PROPOSAL AND HOW ARE THEY PROPOSED TO BE
MANAGED?

Design and Appearance

= An Urban Design Report has been prepared by Roberts Day and is provided at
Appendix 1. Based on the detailed site analysis and modelling undertaken as part of
the Urban Design Report, it may be reasonably concluded that the provision of shop
top housing is highly appropriate as a land use and built form typology particularly
given the transition it will provide between commercial development along the Pacific
Highway and residential development to the south.

= As demonstrate within the Urban Design Report, the development of the site for shop
top housing with a maximum height of 33m, stepped design, generous setbacks,
active frontage and public plaza, will preserve the amenity of surrounding sites
including with respect to solar access, natural ventilation, privacy and visual
appearance.

= By providing commercial premises at the ground level, shop top housing will assist in
activating the street and providing a positive interface between the site and public
domain. Ultimately this will contribute to a more attractive streetscape and vibrant
street life.

Traffic and Parking

»  Traffic generated as a result of hop top housing on the site is considered to be suitably
accommodated by the existing road network and is not considered to significantly
exceed the traffic that would be generated by development according to the current
LCLEP2009.

= Vehicular access to the site is proposed to be provided via Greenwich Road as per the
existing access arrangements.

=  The quantity of parking required to Shop Top Housing will be determined with regard to
relevant parking standards at the DA stage.

= A detailed analysis of access and parking capacity relative to the proposed use will be
undertaken as part of any future development application process.
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= Further, the site is highly accessible by public transport and is also highly walkable, and
therefore the use of active modes will be promoted resulting in reduced car dependence.

Heritage

= The site is not identified as a heritage item or conservation area and is not identified in
proximity of any items or areas of heritage significance. Therefore the proposal will not
affect the heritage of Lane Cove.

Environmental Considerations

*» The site is located within an established urban area and has been historically developed
for the purposes of a hospital. Therefore the site is not considered to contain any
contamination that would preclude the development and use of the site for mixed use
development.

= The natural topography of the site slopes from north to south and the conceptual built
form has been designed accordingly, stepping down the site in response.

* The site has been predominantly cleared and comprises only scattered trees and shrubs
adjacent to the street frontage. Whilst the site is not considered to exhibit any ecological
significance, input from an Arborist would be sought as required, prior to the removal of
any trees to facilitate future development.

= Full civil engineering and geotechnical documentation will be prepared at the DA stage.
Construction and Operational Management

= Technical investigations as well as consultation outputs will be used to inform a
Construction and Operation Management Plan for the proposed development. Draft
documents will form part of the initial development applications.

Waste Management

= A comprehensive Waste Management Plan will be prepared as part of the development
application process. This plan will aim to minimise waste and will detail measures to
address waste disposal through all phases of the development.

4.3.3 HOW HAS THE PLANNING PROPOSAL ADEQUATELY ADDRESSED SOCIAL
AND ECONOMIC EFFECTS?

The proposed development is considered to generate the following positive social and
economic effects:

= The proposal will enable development for the purpose of shop top housing providing
commercial premises at the ground level and accordingly economic benefits associated
with employment generation, the provision of premises for the carrying out of business
and service provision.

= By activating the site at ground level, development for the purposes of shop top housing
would also provide social benefits related to enhanced vibrancy, street life and additional
opportunities for social interaction.
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= The proposal will benefit the local and regional community by providing services to
complement other land uses and improving the experience and convenience of living in
and visiting Greenwich and south St Leonards.

= A small neighbourhood centre and ‘heart’ for the Greenwich North Transit Village has the
potential to develop through the integration of retail, a café, commercial space and a
possible childcare centre on the ground floor of a future shop top housing development,
thereby providing new employment opportunities, accommodating small businesses,
supporting community interaction and addressing the need for a focal point within the
community and for additional child care services.

4.4 STATE AND COMMONWEALTH INTERESTS

4.4.1 IS THERE ADEQUATE PUBLIC INFRASTRUCTURE FOR THE PLANNING
PROPOSAL?

The site is serviced by existing infrastructure that is capable of servicing higher density
commercial and residential development. In particular the site is highly accessible by public
transport, being within 600m walking distance of St Leonards train station which is serviced
by the Central Coast and Newcastle Line and the T1 North Shore and Northern Line. The site
is also in immediate proximity of bus stops providing connections to Lane Cove, McMahons
Point, Chatswood, Artarmon, Epping, Sydney CBD, Manly and Botany. This results in the site
being awarded a transit score of 71 denoting excellent transit that is convenient for most
trips, and a walkscore of 84 representing a very walkable location with most errands
accomplishable on foot.

The rezoning may promote increased public transport patronage, road use and service usage
which are considered to be suitably catered for by existing infrastructure as well as planned
rail upgrades.

It is however considered that any additional service usage would be minimal compared to the
type and scale of development currently permitted on the site.

4.4.2 WHAT ARE THE VIEWS OF STATE AND COMMONWEALTH PUBLIC
AUTHORITIES CONSULTED IN ACCORDANCE WITH GATEWAY
DETERMINATION?

The Department of Planning and Environment has been included in discussions pertaining to
the intention to lodge a Planning Proposal to amend the LCLEP2009 to permit development
for the purposes of Shop Top Housing on the site. Matters discussed within the meeting held
with the Department of Planning and Environment on 3 November 2016 are summarised in
Section 1.4 of this report.

No consultation with Commonwealth authorities has been carried out to date.

It is acknowledged that Lane Cove Council will consult with relevant public authorities
following the Gateway determination.
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PART E COMMUNITY CONSULTATION

Clause 57 of the Environmental Planning and Assessment Act 1979 requires the relevant
planning authority to consult with the community in accordance with the Gateway
Determination. It is anticipated that the Planning Proposal will be required to be publicly
exhibited for 28 days in accordance with the requirements of the Department of Planning and
Environment guidelines ‘A guide to preparing local environmental plans'.

It is anticipated that the public exhibition would be notified by way of:
= A public notice in local newspaper(s).
= A notice on the Lane Cove Council website.

=  Written correspondence to adjoining and surrounding landowners.

The Gateway determination, Planning Proposal and specialist studies would be publicly
exhibited at Council’s offices and any other locations considered appropriate to provide
interested parties with the opportunity to view the submitted documentation.
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PART F CONCLUSION

The proposed amendment to Lane Cove Local Environmental Plan 2009 (LCLEP2009) to
rezone the site for an Additional Permitted Use within the B3 Commercial Core zone will
enable the future provision of Shop Top Housing on the site representing a highly compatible
transition between adjoining commercial and residential development. The proposed
Additional Permitted Use would also be supported by an amended height standard to allow
for higher density development.

The proposed rezoning of the site has demonstrated it is appropriate for the following
reasons:

= The proposed rezoning for an Additional Permitted Use will enable the future
development of the site for Shop Top Housing including commercial premises and
residential accommodation.

»= Given the site's strategic location in proximity of an extensive public transport (train
and bus) and road network, it is ideally located in accordance with the principles of
transit-oriented development. Therefore, the site provides valuable opportunity to
contribute to a sustainable, transit-oriented community providing a high standard of
living for residents and workers.

= The proposal will connote significant economic benefit deriving from the provision of
new commercial premises. Specifically, economic benefits are associated with the
following:

= The proposal will preserve the use of the site for employment generating
development through the provision of ground floor commercial premises.

= The provision of commercial premises and residential accommodation will
ensure the retention of suitable employment generating land uses supporting
the creation of job opportunities, the provision of business and office
premises and the provision of services to support other land uses.

* New housing on the site will support the need for additional housing supply in
Sydney in accessible locations close to places of employment and established
infrastructure.

= The proposal is consistent with the state, regional and local strategic planning
framework. Specifically, the proposal is consistent with the priorities of NSW 2021,
the strategic directions of A Plan for Growing Sydney, the priorities and targets of the
draft North District Plan, the principles for the St Leonards and Crows Nest Priority
Precinct and the objectives for Lane Cove 2025, particularly as they relate to
providing additional housing in accessible locations, growing the economy, supporting
strategic centres and coordinating land uses with transport and other infrastructure.

» The proposed rezoning is considered to align with the relevant s117 Ministerial
Directions including as they relate to business zones, residential zones and the
integration of land use and transport.

» The proposal is consistent with the aims of the LCLEP2009 as it seeks to facilitate the
sustainable development and use of land for housing and commercial activities to
meet the needs of local and regional populations.
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PLANNING PROPOSAL

Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top Housing as an
Additional Permitted Use and Additional Building Height

2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)

= The proposal is partly consistent with the objectives of the proposed B3 Commercial
Core zone in that it will ensure the continued provision of employment-generating
activities through ground floor commercial premises which will also serve the local
community. A highly appropriate range of land uses will be provided in an accessible
location promoting public transport patronage. The proposal will also provide
opportunities for the activation of the site at ground level contributing to an improved
public domain characterized by life in the street. Importantly a high level of amenity,
including solar access, will be preserved to surrounding sites.

= The proposed 11 storey building height (33m), generous setbacks, active frontage
and public plaza will ensure the future built form is compatible with the surrounding
area in terms of visual appearance and amenity. As shown in the Urban Design
Report (Appendix 1), the concept design provides a transition between higher
density commercial development adjacent to the Pacific Highway and lower rise
residential development to the south.

» Further to the above, Ramsay Health Care have provided two concept design options
known as Scenario 1 and Scenario 2 as part of this planning proposal. These
scenarios have been prepared and submitted having regard for the current and
DRAFT legislative planning framework that applies to the locality and test the
suitability of the site for shop top housing with a maximum height of 33m. Scenario 1
has been prepared in the event that the Department of Planning & Environment
(DOP&E) led Crow’s Nest Priority Precinct Planning process does not eventuate in the
immediate future having regard for Ramsay Health Care’s immediate commercial and
funding requirements for the new purpose-built facility at 2 Frederick Street, St
Leonards (approved under SSD 7588 on 15 November 2016). Should the DOP&E’s
priority precinct planning process come to fruition in the immediate future, the
preferred scenario 2 concept design has been provided and prepared to accord with
and achieve the likely objectives for the subject site in the context of the wider
precinct.

= Ramsay Health Care’s preference for Scenario 2 will still see the current 3:1 FSR
applicable to the site complied with while maintaining the proposed height applied for
in both concept design scenarios.

= The proposal will not result in any land use conflict but rather will complement and
support the range of existing and future land uses and development types in
immediate proximity of the site.

= A positive visual outcome will be achieved through high quality urban design,
landscaping and architecture, emphasising an active street frontage and ground
level.

= A high level of amenity for all residents, workers and visitors will be ensured by
designing built form with respect to solar access, views, visual privacy and acoustic
privacy.

» The proposal will not exhibit any adverse environmental impact. Rather the proposal
will enable the redevelopment of a now redundant site for higher density, mixed-use
development that is highly accessible and serviced by existing infrastructure. As such
the proposal maximises the efficiency with which the land may be utilised and
provides a sustainable development outcome.

» No adverse social impact will arise from the proposal. Rather the proposal will
provide for the needs of a growing population through the provision of new housing
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Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top Housing as an
Additional Permitted Use and Additional Building Height

2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)

in an accessible location supported by established infrastructure, employment
centres, retail services, public open space and community facilities.

» A small neighbourhood centre and ‘heart’ for the Greenwich North Transit Village has
the potential to develop through the integration of retail, a café, commercial space
and a possible childcare centre on the ground floor of a future shop top housing
development, thereby providing new employment opportunities, accommodating
small businesses, supporting community interaction and addressing the need for a
focal point within the community and for additional child care services.

= The proposal is not considered to result in any other undue impacts. Future shop top
housing on the site is not expected to generate significantly more traffic than land
uses and development that are currently permitted. Further, given the walkability and
accessibility by public transport of the site, active and sustainable transport modes
will be promoted.

= Further to the above justification relating to the appropriateness of the subject site
for Shop Top Housing, the proposed rezoning and future redevelopment of the
subject site would assist Ramsay Health Care in funding the development of the new
and expanded Northside Clinic at 2 Frederick Street (approved under SSD 7588). As
aforementioned, the successful operations of the Northside Clinic require new and
expanded facilities in response to increasing demand for quality mental health
services demonstrated by growing waiting lists for many services including a number
of critical and unique mental health services which are not readily available
elsewhere. In particular Northside Clinic is already the largest provider of inpatient
and day patient treatment for people with eating disorders and drug or alcohol
dependency and also includes specialised treatment units in mood disorders, drug
and alcohol detoxification and rehabilitation, post-traumatic stress disorder and day
programs, and it is vital that services are expanded to meet the needs of the
community. The development of the new and expanded Northside Clinic will
therefore create additional access to mental health services in the LGA and ultimately
increased access to health care and related jobs in the area.

It is therefore recommended that the Planning Proposal is approved by Lane Cove Council
and that the necessary steps are pursued to enable it to proceed to Gateway Determination
under Section 56 of the EP&A Act.
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Appendix 1 Urban Design Report
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INTRODUCTION

BACKGROUND A X
Ramsay Health Care (Ramsay) has engaged Roberts Day _ NS\ g - State Significant Project)

to provide an urban design framework to support the
planning proposal for 2 Greenwich Road Greenwich (Lot
1 in Deposited Plan 662215 and Lot 2 in Deposited Plan
566041). The site currently contains the Northside Clinic,
which is an 92 bed premier mental health facility, that
has operated at Greenwich Road since 1973.

Operations have outgrown the current site. Ramsay
Health Care are dedicated to providing quality mental
health services and have opted to relocate the clinic to
a new multi-storey facility at 2 Frederick Street with 112
beds and 24 consulting suites.

The facility will be purpose-built catering for patients
with a range of mental health issues. The Clinic will also
include large outdoor therapy spaces; wellness areas;
massage rooms and a gymnasium. Providing much
improved amenity and facilities to patients.

The proposed rezoning and future redevelopment of
the subject site, is a key enabler for Ramsay Health
Care’s investment decision, to increase and improve
access to mental health services on the Lower North
Shore and beyond.
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INTRODUCTION

PURPOSE

The current report is intended to inform the planning
proposal report by investigating the possible design
outcomes for the redevelopment of the site at 2
Greenwich Road. Considering this intention, the report
seeks to:

« Establish the strategic merit for land use and height
changes on the subject site;

« Document context sensitive redevelopment responses in
the form of two concept designs for the site;

« Provide recommendations to amend Lane Cove Local
Environmental Plan 2009 (LCLEP2009) to include
Shop Top Housing as an Additional Permitted Use, as
well as additional building height, on the site within
the B3 Commercial Core zone;

«  Provide recommendations for Department of Planning
and Environment for potential amendments to
precinct planning which may affect the site.

& -

This report provides two concept design options known
as Scenario 1 and Scenario 2. These scenarios have
been prepared and submitted having regard for the
current and DRAFT legislative planning framework that
applies to the locality and test the suitability of the site
for shop top housing with a maximum height of 33m.
Scenario 1 has been prepared in the event that the
Department of Planning & Environment (DOP&E) led
Crow'’s Nest Priority Precinct Planning process does

not eventuate in the immediate future having regard
for Ramsay Health Care’s immediate commercial and
funding requirements for the new purpose-built facility
at 2 Frederick Street, St Leonards (approved under

SSD 7588 on 15 November 2016). Should the DOP&E’s
priority precinct planning process come to fruition in
the immediate future, the preferred scenario 2 concept
design has been provided and prepared to accord with
and achieve the likely objectives for the subject site in
the context of the wider precinct.

Both concept designs have been informed by detailed
site analysis and consideration of the surrounding
context in order to provide an optimal development
outcome that capitalises on the strategic potential of the
land whilst preserving the amenity of adjoining sites and
the surrounding public domain.

Pmnﬂ“p “ Greenwich Rd Transit Village Urban Design Report

Scenario 1 demonstrates a concept design for the

site that effectively integrates with the current state

of the surrounding context whilst requiring only minor
amendment to the current planning framework.

Scenario 2 provides an alternative concept design for

the site situated within a broader investigative framework
for the surrounding area. This design demonstrates the
uplift in FSR that would be justified if amendments to the
planning framework were to occur at a larger scale and
territorial scope.

Ramsay Health Care’s preference for Scenario 2 will still
see the current 3:1 FSR applicable to the site complied
with while maintaining the proposed height applied for in
both concept design scenarios.

The proposed rezoning included in both scenarios
intend to facilitate the future development of the site
for mixed use development comprising of ground

floor commercial space and upper level residential
accommodation. This is intended to replace the
current Northside Clinic mental health hospital which
is scheduled to be relocated in early 2018 to a larger,
modern, purpose-built facility at 2 Frederick Street, St
Leonards (approved under SSD 7588 on 15 November
2016). The existing asset at 2 Greenwich Road has
reached the end of its useful life and the Northside Clinic
operations require new and expanded facilities and will
move offsite in early 2018.
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STRATEGIC CONTEXT
Strategic Merit Test

Consistent with the Rezoning and Planning Proposal
Review process, this document demonstrates the
strategic merit of the proposal in relation to the relevant
district plan within the Greater Sydney Region and in
relation to the relevant local council strategies endorsed
by Department of Planning and Environment (DPE).

Draft Northern District Plan (2016)

. PRODUCTIVE- contribute to the productivity
priority to realise St. Leonards as a health and
education super precinct by leveraging existing health
clusters and prioritising investment. The small- scale
medical facilities, and associated 150 employees, at 2
Greenwich Road will be absorbed into the expanded
21st century hospital and health super precinct along
with further intensification and employment growth.

The appropriate redistribution of employment will
contribute to a concentrated and growing health
precinct whilst facilitating the development of an urban
mixed use development within less than 10 minutes of
St. Leonards Station.

. LIVEABLE- This proposal is place and design- led
and is further is aligned with the liveability priorities
for creating greater housing diversity and affordability
near transport and the St. Leonards centre without
compromising employment.

& -

In order to respond to the local demographic trends,
quality and convenient housing must be provided

appropriate to an aging population looking to downsize.

Variety in lifestyle choice and price point will also cater
to first-home buyers and young professionals who are
currently lacking choice within this neighbourhood. The
proposed development would add approximately 60
units to the neighbourhood providing a mix of 1,2 and 3
bedroom lifestyle opportunities.

The Draft Better Placed Design Policy (2016) is
referenced within the District Plan as a guide to creating
liveable places. The principles contained within this
document have informed the design of this proposal
and warrant detailed merit testing which is included in
Part 3 of this report.

. SUSTAINABLE- This urban infill proposal retains
the footprint of the existing building and therefore the
trees on site with no further clearing required. It is also
acknowledged that increasing density within urban
areas, and particularly areas with good access to public
transport, is required as a sustainable alternative to
purely greenfield development. As identified in the
sustainability priorities, this proposal must plan for

a resilient North District. This proposal outlines two
development scenarios in which one considers a
potential future growth scenario and endeavours to
future- proof the capacity of the site.
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St Leonards Strategy (2006)

This strategy places significant importance on
establishing a‘sense of place’for the St Leonards

Centre with a particular focus on establishing one
identity north and south of the Pacific Highway through
increased and graded building heights and streetscape
improvements.

This proposal seeks to increase height stepping down
the hill in a context- sensitive manner in the key location
identified within the Strategy as transitioning from the
Western Gateway to Greenwich North. This is supported
by an active ground floor frontage to Greenwich Road
and potential child care use to meet demand identified
in this Strategy.

Master Plan (2014)

This proposal is consistent with the recommendation
that the precinct, in which 2 Greenwich Road sits, shall
have an FSR of 2.75- 4:1 and be zoned mixed use and/
or residential. 2 Greenwich Road benefits from no
amalgamation requirement challenges to achieve a
feasible outcome.





STRATEGIC CONTEXT

Document Review

The following highlights key strategic objectives,
relevant to the 2 Greenwich Road proposal, discovered
during the strategic context document review. These
objectives have informed the design direction of the
current proposal.

The site has the capacity to provide a contribution for
additional mixed-use buildings, balancing housing and
employment opportunities, within the St Leonards/Crows
Nest catchment, as defined by a Plan for Growing

Sydney (2014).

The site has the potential to contribute to the
redistribution and concentration of employment
occurring in the St Leonards catchment. Should the
current Lane Cove LEP be amended, the site can
provide a contribution to achieve the 1900 dwelling
target established for Lane Cove Council within the
Draft Northern District Plan (2016).

The infill site is strategically located in the vicinity of St
Leonards and provides an opportunity to showcase
best practice urban design principles as set by the Draft
Better Placed Design Policy (2016).

The site was included in the St Leonards Strategy
(2006) which identified its potential to act as part
of a gateway to the adjacent precincts, and provide
a transition between St Leonards and the adjacent
residential precincts.

The St Leonards South Master Plan (2014) envisions
the densification of the precinct contained between
Greenwich Rd and St Leonards. The precinct has the
potential to accommodate between 400 dwellings

and 3,000 dwellings. The subject site could benefit
from an uplift in yield should the planning principles of
this Master Plan be expanded to a wider precinct. This
outcome is further explored in Part 4 of this report.

The Lane Cove Community Vision indicates an
increase in the number of young children aged 0-4
years and ‘Family” households, in particular, couples
with children under 15 years. This will impact needs
for childcare and early childhood services as well as
support services for families.

The following pages present a summary analysis for the

above mentioned strategic documents, highlighting the
key aspects of each document in relation to the current

proposal.
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STRATEGIC CONTEXT

Document Review

A PLAN FOR GROWING SYDNEY (2014)

A Plan for Growing Sydney identifies a strategic

centre at St Leonards station. This centre is part of the
Sydney Global Economic Corridor, which has a focus

on delivering employment opportunities, and the North
West Rail Link urban renewal corridor, where housing
within proximity to transport and social infrastructure is
envisaged.

Specifically, the priorities for the strategic centre are to:

+ Retain a commercial core in St Leonards for long-
term employment growth.

« Provide capacity for additional mixed-use
development in St Leonards including offices, health,
retail, services and housing.

« Support health-related land uses and infrastructure
around Royal North Shore Hospital. Supplementing
the priorities within A Plan for Growing Sydney,
should be the plan to support the North Shore
Private Hospital (311 beds) and Royal North Shore
Hospital (431 beds).

+ Investigate future employment and housing
opportunities associated with a Sydney Rapid Transit
train station at St Leonards/Crows Nest.

The site constitutes an opportunity for additional
medium to high density housing within the St

Leonards transit catchment, as well as, supporting
the existing employment centre.

DRAFT NORTH DISTRICT PLAN (2016)

The Draft North District Plan (Northern Sydney
Commission, November 2016) identifies St Leonards as
a strategic centre, with a target of 63,500 jobs by 2036,
a 34% increase from current numbers. The construction
of a new Sydney Metro Station is also envisaged at
Crows Nest.

By 2036, the population of Lane Cove is expected to
grow by 14,900 people with a target of 1,900 dwellings
to be built by 2021 (5 years).

The Greenwich North neighbourhood has an area of
20ha. The current estimate of number of dwellings is
400 dwellings, which represents a density of 20dw/ha.

Should the neighbourhood be redevelopment at a tar-
get of 95 dwellings per hectare, this would be sufficient
to achieve the dwelling target of 1900 dwellings set for
Lane Cove.

The site is part of a 20ha low density pocket within
the St Leonards train station catchment. It has the
potential to accommodate future medium to high
density housing and contribute to the achievement
of the above mentioned targets.
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STRATEGIC CONTEXT

Document Review

‘BETTER PLACED’ DRAFT DESIGN POLICY

The Better Placed Draft Design policy sets the principles
for design excellence within New South Wales. It defines
great architecture, landscape architecture and urban
design as ultimately responsible for providing spaces
and places that perform well and provide a comfortable,
enjoyable and safe experience for people.

The design of urban places and precincts is seen as
the starting point for how they ultimately function and
perform for all. Urban design excellence delivers value
in numerous ways:

« Embedding accessibility via walking, cycling and
public transport, reducing travel costs for all, and
boosting the economic viability of local businesses
and services

+ Delivering a people-friendly public realm, which
supports community development and social
interaction and provides enhanced recreation
opportunities

« Supporting conditions for social interaction

« Supporting businesses and economic performance
through a‘critical mass’ of local residents, and easy
access between home and work

« Enabling housing, living and working diversity and
choice

« Embedding opportunities for affordable housing and
living

« Reducing energy and water costs through compact,
accessible development patterns.

1

Contextual, local
& of its place

The urban environment is where
most of us live, work and recreate.

A city, town or urban locality should
be designed to be of its location,
connected to its landscape setting,
and integral with local people
and cultures. In this way, it will be
distinctive, resonant and engaging.

4

Enjoyable, safe
& comfortable

How people experience cities,
towns and the infrastructure required
to make them work has a daily impact

on people’s lives, and investment
in development and new
infrastructure can have an impact
for decades and generations.

Design should be people
d, providing i
that are user-friendly, enjoyable,
accessible and dignified.

2

Sustainable,
efficient & durable

Cities, towns and the infrastructure
they require have both a positive
and negative impact on environmental
quality and factors that influence
climate change.

5

Functional,
responsive & fit
for purpose

As the setting for our daily lives,
the urban environment must work

well for a wide range of purposes.

Urban design can influence the
functionality and workability of urban
areas permanently, and so design
quality at the outset is essential.

The site is strategically located to provide an excellent

and appropriate response to the majority, if not all, of
the best practice design principles for urban places.

3

PRINCIPLE
Equitable,
inclusive & diverse

The city represents the coming
together of the full spectrum
of society in a mutually beneficial
arrangement.
Cities and towns must accommodate
and provide access to opportunities
for all. Urban design should provide
equitable access to housing,
employment, public transport, public
space and social opportunities.

6

Value-creating
& cost effective

Substantial investment goes into the

urban environment and infrastructure

from a range of sources.

Well-designed urban places have the
potential to be highly cost effective,
creating ongoing and increasing
value for all.
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7

Distinctive,
visually interesting
and appealing

For most NSW people, the urban
environment is the place in which
we live out our daily lives.

The design of the city or precinct is
fundamental to how it looks, feels and
works for people. Poor design has a
lasting, negative impact, while good
design provides ongoing benefits for all.
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STRATEGIC CONTEXT

Document Review

ST LEONARDS STRATEGY (2006)

The St Leonards Strategy (2006) identified the site as
part of the ‘Western Gateway’ precinct. This is primarily
a business precinct, with the possibility of mixed use,
located along the south side of Pacific Highway. The
area has the potential to capitalise on the high profile
location with proximity to the hospitals and St Leonards
train station.

The St Leonards Strategy (2006) also identifies the
‘Greenwich North' neighbourhood (refer to opposite
plan). This is a residential precinct located South of
Pacific Highway with the potential for increased housing
density, transitioning from a single residential urban
fabric into one of low rise apartment buildings, with such
redevelopment occurring mainly in accordance with
property economics.

The existing use, location and the fact that the
lot size requires no amalgamation makes the

site an ideal transition site between the Pacific
Hwy business precinct and the Greenwich North

ST LEONARDS SOUTH MASTER PLAN (2014/2016)

The Draft Master Plan includes the precinct bounded
by the Pacific Highway to the north, the railway line to
the east, River Road to the south and Greenwich Road
to the west. This area is largely consistent with the
‘Greenwich North' neighbourhood defined by the St
Leonards Strategy 2006.

In September 2016 the Department of Planning and
Environment approved a planning proposal to amend
the Lane Cove Local Environmental Plan 2009 to reflect
recommendations from the St Leonards South Master
Plan. The proposal is now with Lane Cove Council for
implementation.

The Master Plan considered development scenarios
for low, medium and high density, with yields ranging
between 400, 1,125 and 3,000 dwellings.

Highway frontage potential
redevelopment

High Density development as
approved

Medium density development
Low density development
Rernain as existing

Open space

LR RERNE B B

Heritage items

The scenarios proposed within the Master Plan
indicate a potential for up to 3000 new dwellings
within the neighbourhood.

neighbourhood.
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TRANSIT VILLAGE

Greenwich North neighbourhood is one of the
_. T 2y, : | last pockets of low density residential areas
et Procnt | 5 e e NE N R within the 10 minute walkable catchment of the
—— <2 ¢ % A Al ' ] train station at St Leonards.

In time, as the principles of the St Leonards
South Master Plan (2014) are implemented, the
precinct will transition into a ‘transit village,
benefiting from the strategic proximity to the
train station. Such transition can be seen to
ultimately affect the character of the entire
North Greenwich neighbourhood, including
the subject site.

With Sydney’s increasing population and
concerns about the capacity of the road
network, placing people and houses near

T 22 ; '\ publictransit isimperative.
Gore Hill Oval 4 3 el

2 Greenwich Road is located within a 600m
walking and cycling distance of the St
Leonards Station. It is widely agreed that most

_ individuals are willing to walk up to 800m to
Proposed Sydney

el . [ atrainstation. This is based on the fact that
. . travellers will walk further if they're taking long
= BT B, it o trips, or if the mode is fast such as a train. This

also presents the potential to reduce vehicle
movements and congestion, as well as, reduce
the need for private vehicle ownership.

The potential development of the
current site can provide a model for the
redevelopment of ‘Greenwich North

YT 4 Transit Village, and demonstrate a context
LR Oy A

=== St Leonards Priority Precinct Active Transport sensitive approach to the transition
[ Regional Open Space === Train Route between commercial core and residential
Bus Stops uses.
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TRANSIT VILLAGE

The strategic positioning of the subject site and North Sydney
Transit Village is confirmed by ‘Walkscore] an independent
website which rates property listings against their accessibility.

WALKSCORE

84 - Very Walkable, most errands can be
accomplished on foot

TRANSIT SCORE

/1 - Excellent transit. Transit is convenient
for most trips.

2 Greenwich Rd is a 10 minute walk from the Central Coast
and Newcastle Line and the T1 North Shore and Northern
Line at the St Leonards Station Platform 3 stop.

This location is in the Greenwich neighborhood in Sydney.
Nearby parks include Gore Hill Park, Smoothey Park and
Newlands Park.

Source: www.walkscore.com
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TRANSIT VILLAGE

THE FUTURE OF THE SITE: TRANSIT
VILLAGE

Under the St. Leonards South Master Plan,
Sydney CBD if the middle scenario of 1,125 dwellings

is achieved, and additional population of
circa 2,800 people will be living within the
neighbourhood without a necessary reliance
on cars as primary means of transportation.

North Sydney

In addition, as the median household income

for Lane Cove LGA is approximately $2000/

_ i ; week (ABS, 2011), the increase in population

St Leonards Station 7 -~ S R can represent a significant boost for the local
; = economy.

Greenwich North Neighbourhood can be
expected to transition into a Transit Village
capitalising on the key aspects of its location.
The future neighbourhood will provide
housing options for a diverse range of
demographics in close proximity to transport,
employment, community facilities and

open space, whilst respecting the existing
heritage and environment. The Village has

all the ingredients required for a flourishing
community north of Sydney.

Gore HiII Oval

The potential development of the
‘Greenwich North Transit Village’ would

be sufficient to largely contribute to the
dwelling targets set by the District Plan for
the Lane Cove LGA.
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NEIGHBOURHOOD CENTRE

The site is located within the Greenwich
suburb which extends south from Pacific
Highway to the river, forming a peninsula,
! bounded by Gore Creek to the west and
Berrys Creek to the east.

. The suburb has a population of approximately
1 5,200 inhabitants (ABS,2011) and Greenwich

. Road is the main artery for access and
distribution located along the ridge of the
peninsula.

Approximately 80% of the peninsula’s

. residents will drive, walk or cycle by 2

. Greenwich Road when going to and from
“ home, work and the Station via Greenwich
Road and the Pacific Highway.

Gore Creek W~ .. & 1Tl 87 v Ve AN R . < iF 1 The site’s location within this context naturally
SRR ; : : e lends itself to a centre providing a community
: gathering place and cafe amenity for the

. existing and future neighoburhood.

The site is a natural gateway and
neighbourhood centre due to location and
movement economy, not just within the

context of the adjacent Greenwich North
‘Transit Village; but also, for the wider
Greenwich suburb.

=== St Leonards Priority Precinct Active Transport

[ Regional Open Space === Train Route
Bus Stops
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STRATEGY: LEVERAGE OPPORTUNITIES,

ADDRESS CHALLENGES

KEY OPPORTUNITIES KEY CHALLENGES "

Population and housing demand is forecasted to grow
throughout Sydney.

Leverage from proximity to several employment centres at St
Leonards, along Pacific Hwy, and Willhoughby industrial area to
the north enabling more residents to live close to where they
work.

Leverage from the redevelopment and densification of
adjacent neighbourhood context to provide housing diversity
in transition between the St Leonards centre and the adjacent
suburbs.

Create a‘Gateway'’ site which can provide an interface
between the wider neighbourhood and the St Leonards
precinct, as well as, represent a model of quality built form and
integration with the public domain.

To leverage of the strong urban structure capable of
withstanding densification without major investments in new
infrastructure

&S -~

POSGROUP  RB-

To ensure that an appropriate land use and density transition
occurs from the station to the surrounding residential fabric.
To develop without detracting from the natural landform and
addressing concern of overshadowing between neighbouring
properties.

To address the lack of community facilities within the walkable
catchment from the site.

To meet the requirements for solar access to the interior of
apartments and private open space, considering the existing
shadow cast by the adjacent building to the north.

To develop the site within the requirements for open space
and deep soil zones, when considering the current building
footprint of Northside Clinic.

Greenwich Rd Transit Village Urban Design Report






STRATEGY: LEVERAGE OPPORTUNITIES,
ADDRESS CHALLENGES

The redevelopment of 2 Greenwich Road
has the potential create a small heart

for Greenwich North Transit Village and
the adjacent suburbs. It can provide new
employment opportunities, accommodate
small businesses, support community
interaction and provide housing diversity
for the changing demographics within the
suburb.
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THE SITE






THE SITE

Adjacent property Rear of Adjacent

active frontage property (no active
(balconies and views) uses)

Greenwich Rad Anglo Road Greenwich Road

BUILT FORM LANDFORM

The subject site is located between several areas with The site is located near the top of Gore Hill. The
different character. To the north and east, the site is surrounding context has a challenging topography,
adjacent to the strip of retail and commercial (mainly with intricate slopes and hills extending south towards
office) buildings along Pacific Highway. To the east and Parramatta River. The modelling indicates gradients of
south, are single detached houses which dominate the 13% with some areas of achieving as high as 25% along
suburban fabric of ‘Greenwich North’ neighbourhood. River Road, near Newlands Park.

To the south and west, along Greenwich Road, there are

, , o The subject site is located close to the ridge line, where
walk-up’apartment buildings.

the topographical gradients are not as challenging.
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SITING AND DESIGN STRATEGY

1- SITE TODAY 2 - CLEARED SITE WITH VEGETATION

The site has 2140 sqm, with a 5m fall to the northwest and 3m fall to the south. Subject to further analysis and detailed design, it is proposed that all trees on-site
The site’s primary frontage is Greenwich Road with a Right of Way along the and within the verge are to be retained. The proposed development footprint shall

northern boundary. fall within the current building footprint.






SITING AND DESIGN STRATEGY

¥ et

3 - LEP COMPLIANT BUILDING ENVELOPE 4 -LEP COMPLIANT BUILDING OVERSHADOWING

Current planning controls allow a height of 25m with a commercial land use and FSR The above illustrates the shadow cast by a building that complies with current
of 3:1. The building to the north is approximately 33m and the apartment building to the planning controls.

south has an overall height of approximately 10m.
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SITING AND DESIGN STRATEGY

\
N\

L LGl

5 - TOPOGRAPHY 6 -CONTEXT SENSITIVE DESIGN

A 25m high ‘box’ does not respond to the existing context or site topography. The ground floor By reducing the depth of the 25m base volume, solar access to eastern neighbours
needs to split in order to address the natural ground level. is retained. The reduced floorspace is reallocated in a more context- sensitive

manner. A taller element to the north reflects the neighbouring height and steps
down to the 25m base volume. A 3 storey podium sensitively responds to the
adjoining property.

“ o T PDSERDUP R Greenwich Rd Transit Village Urban Design Report






SITING AND DESIGN STRATEGY

Further stepped articulation of the roof and the Greenwich Road frontage adds

visual interest to the roofscape and skyline and contributes to the ground floor retail
from and activation.

8 - PROPOSED BUILDING ENVELOPE

The ultimate built form proposal does not contribute to any additional
overshadowing to that of the compliant 25m building envelope and creates a
tailored, context- sensitive design solution.

7 - BUILT FORM ARTICULATION

Greenwich Rd Transit Village Urban Design Report B [ Y up RE.





CONCEPT DESIGN

2 Greenwich Road will provide a building that sensitively
responds to the existing context of the neighbourhood
whilst providing an appropriate transition to the future
character of the area.

The stepped form reflects the heights of the
neighbouring buildings whilst respecting the solar
access enjoyed by the surrounding residents.

The Greenwich Road interface is treated as an important
pedestrian frontage. A generous front setback of
minimum 6m matches the setbacks to the north and
south whilst also providing an active retail forecourt

for the potential future day care and café uses on the
ground floor.
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CONCEPT DESIGN

Existing accessway and
Right of Way are retained

| Indicative Deep Soil Zone
(130sqm)

@
-
0 — —
2 |- HFL1I6M T
< | (roof) 3
=. \ 11 storeys
g_ [ RL125m(11storeys)
©FL 86m v
a (roof terrace) |
RL 116m (Proposed)
I hd
: SFLO5m —
OFL108m ! (roof terrace) d — = .
(r00f) 11 gtoreys | | ) o
/ 4 storeys <
? o
¥ <
£
\ 3
o
Under current conditions, Residential 2
Ground floor commercial area | neighbouring backyards TeraEnE

| receive 2h direct sunlight
(21 Jun, 10am to 12pm). The
proposal does not detract

) "‘. \ from this condition.
0

Site Plan Section (A-B)
Development Summary

Site Area (sqm) 2,140

Residential GFA (sqm) 4,230

Ground floor Commercial GFA 915

(sqm)

Yields (Apartments) 60

FSR (n:1) 2.40

Buildings Height (Storeys) 11

Buildings Height (Meters) 33

NOTE: All figures are approximate and subject to
detailed design
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DRAFT BETTER PLACED DESIGN PRINCIPLES

The Draft Better Placed Design Policy (2016) is
referenced within the District Plan as a guide to creating
liveable places.

The following pages address the policy and illustrate
how the concept design responds to each of the
proposed principles for the design of cities and towns in
New South Wales.

These pages also illustrate and support the Strategic
Merit Test for the proposal, as highlighted within Part 1:
Strategic Context of this report.
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Contextual, local
& of its place

The urban environment is where
most of us live, work and recreate.

A city, town or urban locality should
be designed to be of its location,
connected to its landscape setting,
and integral with local people
and cultures. In this way, it will be
distinctive, resonant and engaging.

REQUIREMENTS
The city, town or urban plan should:

Contain a demonstrated response to
the local landscape setting and climate

Make reference to cultural traits of the area

Reflect and build on existing built,
landscape and cultural values

Incorporate elements unique to this place

Support community interaction and
local trade

Create a distinctive, defined urban
character and ‘feel’

New investment, development and infra-
structure projects should generate benefits
for existing communities and development
opportunities to improve local conditions.

Source: Better Placed Design Policy

DRAFT BETTER PLACED DESIGN PRINCIPLES

The proposed development responds to the natural

and built form landscape. The ground level floorplate

is broken up in order to step down the hill and reduce
retaining wall visibility from the street and improving
street address and engagement. Similarly, the roof form
steps down the hill responding to the immediate context
and amenity requirements of the existing neighbours.

According to the Community Strategic Plan 2025, Lane
Cove is experiencing an increase in the number of
young children aged 0-4 years. St Leonards already has
an undersupply of child care services and the scale of
development contemplated by the strategy will further
exacerbate the demand supporting the provision of

additional facilities within the study area. The proposed
development has the potential to include indoor and
outdoor area to accommodate almost 50 children

on- site and will help to alleviate the existing/ future
shortage.

Community and care facilities are consistent with the
existing and envisioned health precinct character
outlines within the District Plan.

Greenwich Rd Transit Village Urban Design Report ﬂ mow
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2

Sustainable,
efficient & durable

Cities, towns and the infrastructure
they require have both a positive
and negative impact on environmental

quality and factors that influence
climate change.

An urban area should be designed
to be accessible and compact,

minimise consumption of energy, water

and natural resources, and to avoid
detrimental impacts on natural systems.
It should be designed to respond and
adapt to changes over time.

REQUIREMENTS

The location, layout and density of
development in cities should maximise
accessibility and support sustainable
transport modes including walking,
cycling and access to public transport.

A broad mix of activities should be accom-
modated, mixed horizontally and vertically.

The structure should have the capacity
to accommodate change while
retaining cohesion.

Development in urban areas should
enhance the provision of a network
of green spaces and links (the Green Grid).

Urban plans should support resource
efficiency.

Opportunities for precinct-based energy
distribution and water retention and
recycling should be embedded in new de-
velopment and retrofitted where possible.

DRAFT BETTER PLACED DESIGN PRINCIPLES

Apartments

Potential child care facility
(ground floor)

Public plaza

2 Greenwich Road and the surrounding ‘Greenwich
North'transit neighbourhood as identified by the St
Leonards Strategy (2006) is well within the 800m
radius of St. Leonards Station. Sydney’s future smart
redevelopment and densification should be focused
around transit. This is reflected in the Strategy
identifying the neighbourhood ‘with the potential for
increased housing density. ‘'The proposed development
provides a model for appropriately scaled mixed use
development with repeatable principles for future
redevelopment within the neighbourhood.

Communal veggie gardens

Residential podium

Potential child care playground

Flexible commercial space

Basement Parking

The ground floor commercial use can accommodate

a child care facility in part of the floorspace and the
balance could be realised as a flexible, multi- purpose
commercial space to accommodate change in demand
and demographic.

The proposed development maintains the same amount
of sunlight into neighbouring yards to the east as is
currently available.

Source: Better Placed Design Policy
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DRAFT BETTER PLACED DESIGN PRINCIPLES

3

PRINCIPLE
Equitable,
inclusive & diverse

The city represents the coming
together of the full spectrum
of society in a mutually beneficial
arrangement.

Cities and towns must accommodate
and provide access to opportunities
for all. Urban design should provide

equitable access to housing,
employment, public transport, public
space and social opportunities.

REQUIREMENTS

The layout and density should support
eligibility for walking, cycling and
accessing services and public transport.

The quality of the public realm should
be the primary driver — welcoming, safe
and accessible for all.

Equitable access to diverse range of hous-
ing types and tenures should be supported.

Improved access to a range of economic

opportunities, services and facilities should
be provided for all.

Source: Better Placed Design Policy

- ™ -
”' A families + group
' households
el couples with
"'% children
3]

'. o« oOne parent
families

e couples without
"' children

Lone Person
households

The existing building stock to the south and southwest
of the Pacific Highway is predominantly low density
detached dwellings. There are few options for first-
home buyers, young professionals or downsizers
looking for housing within proximity to, but not
immediately adjacent to, the Station. The proposed
development would add approximately 60 units to the
neighbourhood providing a mix of 1,2 and 3 bedroom
lifestyle opportunities.

T St Leonards

@ Crows Nest

Mixed use ground floor

The existing system of laneways running north/ south
provides a pedestrian and cycle permeability that rarely
exists within low density residential neighbourhoods. An
appropriate scale of redevelopment of the Greenwich
North transit neighbourhood, as demonstrated within
this report, can create homes for an additional 6,500
people to live within a 10 min walk/ 3 minute cycle ride
of a Station.

Greenwich Rd Transit Village Urban Design Report n M PDSEROUP RB-





DRAFT BETTER PLACED DESIGN PRINCIPLES

4

Enjoyable, safe
& comfortable

How people experience cities,
towns and the infrastructure required
to make them work has a daily impact

on people’s lives, and investment
in development and new
infrastructure can have an impact
for decades and generations.

Design should be people
focussed, providing environments
that are user-friendly, enjoyable,
accessible and dignified.

REQUIREMENTS

Provides safe, interesting and comfortable
environments for pedestrians, cyclists and
people using public transport.

Supports a broad range of social and
community activities.

Facilitates and encourages comfortable
walking between different activities.

New areas and infrastructure should be
well integrated within the urban environ-

ment to facilitate visual interaction and
passive surveillance.

Source: Better Placed Design Policy

&Y ~ o roscroe e

The ground floor commercial of the proposed
redevelopment is set back from Greenwich Road by
6- 13m. The setback sensitively responds to the front
setback of the southern residences and opens up
significantly to the north.

Greenwich Rd Transit Village Urban Design Report

The generous northern setback was designed to
intentionally create an active, enjoyable public plaza
space that enjoys sunlight from 12pm onwards.

The plaza will be integrated with the ground floor
commercial space to promote outdoor dining and
activity. The plaza is designed so that the footpath
remains continuous and accessible whilst the plaza is a
series of flat useable terraces.





DRAFT BETTER PLACED DESIGN PRINCIPLES
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PRINCIPLE
Functional,
responsive & fit
for purpose
As the setting for our daily lives,

the urban environment must work
well for a wide range of purposes.

Urban design can influence the
functionality and workability of urban
areas permanently, and so design
quality at the outset is essential.

REQUIREMENTS

Accommodates and responds to daily
needs and activities.

Supports a broad range of activities.

Housing is located to encourage usage of
local shops, services and public transport.

Layout is accessible, easily navigable and
prioritises pedestrians.

Structure is flexible and adaptable
over time.

Source: Better Placed Design Policy

Existing condition

Redevelopment Proposal

Whilst 2 Greenwich Road is included in the low rise
apartment area of the St Leonards Strategy, it is also
designated as mixed use within a separate plan within
the Greenwich North transit neighbourhood. It is unique
because the Northside Clinic has a use and floorplate
more consistent with the business zone. The balance of
the Greenwich North zone is characterised by detached
dwellings. The existing use, location and the fact that the
lot size requires no amalgamation; makes the site an ideal
gateway transition site to the St Leonards Transit Village.
The proposed characteristics of the gateway site include
built form/ height transition as well as a mix of residential,
community and commercial floorspace to support a
growing local community and the existing peninsula.

Greenwich Rd Transit Village Urban Design Report
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DRAFT BETTER PLACED DESIGN PRINCIPLES

6

PRINCIPLE
Value-creating Outdoorreaabove
& cost eﬁective Potential child care facility

fl
(ground floor) Flexible retail space
Substantial investment goes into the
urban environment and infrastructure
from a range of sources.

Potential coffee shop

Public plaza
Well-designed urban places have the
potential to be highly cost effective,
creating ongoing and increasing
value for all.

REQUIREMENTS

Different land uses are well connected
and accessible.

Diverse housing stock supports
accessibility and affordability.

A range of economic and entrepreneurial
opportunities for local places should be
accommodated to optimise the investment
in infrastructure development.

Accommodates small business and The District Plan aims for a 40% increase in the number The proposed on-site child care facility can
entrepreneurial activity of jobs within St Leonards. The site currently employs accommodate approximately 50 children generating
Compact and walkable with a complex 150 people at the Clinic and 4 at the Café. The proposal approximately 15 on- site jobs.
o ) provides approximately 900sgm of ground floor
Town centre supports visual interaction . L. ,
and commerce/trade. commercial floorspace. It is intended that a small café
Cost considerations should take a would occupy 150-200 sqm of the space repIaCing
whole-of-lifecycle approach and should the existing 4 jobs. It is understood that facilities, and
consider wider public benefits over time.
associated employees, are being absorbed into the
21st century hospital precinct surrounding Royal North
Source: Better Placed Design Policy Shore Hospital, along with further intensification and
employment growth. The appropriate redistribution of
employment is seen as a positive contribution towards
the St. Leonards Health Superprecinct.

The proposed development supports the delivery of
diverse, compact and walkable development with a
mix of activities. The 60 units provided on a site of
2,140sgm are designed with the intent of being a good
neighbour whilst delivering density near St Leonards
Station. Almost 70% of the site is 0- 3 storeys to ensure
adequate on-site open space and amenity is provided
as well as retaining the existing levels of amenity to the
neighbouring backyards.

“ mo PDSERDUP R Greenwich Rd Transit Village Urban Design Report





7

PRINCIPLE
Distinctive,
visually interesting
and appealing
For most NSW people, the urban

environment is the place in which
we live out our daily lives.

The design of the city or precinct is
fundamental to how it looks, feels and
works for people. Poor design has a
lasting, negative impact, while good

design provides ongoing benefits for all.

REQUIREMENTS

Cities and towns should provide a series of
connected, interesting and distinct places.

Cities and places should be designed to
support a range of diverse uses which

activate centres day and night, inside and out.

Prominent building and places should be
designed to the highest standards.

Tall and large buildings should
contribute to the skyline and contribute
to city legibility.

Landmark buildings should be
encouraged in a series of strategic
and appropriate locations.

The architecture and urban design in cities
should reinforce the positive and distinct
brand of NSW and its cities.

Source: Better Placed Design Policy

DRAFT BETTER PLACED DESIGN PRINCIPLES

The proposed built form steps down with the natural
landform of the site, contributing visual interest to the
skyline and providing the opportunity for green roof
terraces and sky gardens. The broader built form
strategy for the Greenwich North neighbourhood
locates height, bulk and commercial use near the
Station and Pacific Highway, decreasing in density as
the development steps down the hill towards River Road
where the detached residential fabric is more likely to
be retained.

The proposed development siting contributes to the

quality of the pedestrian environment. Every trip begins
with walking so the most important contribution that 2
Greenwich Road could set is to raise the standard of the

public domain by prioritising the pedestrian experience
and encouraging walking. The generous, activated
ground floor and plaza space proposed establishes a
high standard for future redevelopment to follow.

The site’s role as a landmark gateway site to the transit
village and neighbourhood is due to its designation

as part of the St Leonards Strategy ‘western gateway,
its location near the corner of the Pacific Highway

and Greenwich Road but also because the building
will terminate the view for residents and visitors
approaching from the west along Bellevue Avenue and
the significant population moving north/ south along
Greenwich Road within the peninsula. The gateway
plaza will further enforce this role and experience.

Greenwich Rd Transit Village Urban Design Report u m
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ADG COMPLIANCE

Requirement Comment Concept Compliant
2E Building Depth The concept design considers a building depth of 20m including balconies. Daylight requirements are demonstrated through the solar access Yes
In general apartment buildings are to have a depth between 12-18 diagrams provided. Application for a design variation may be required in further detailed design to address ventilation requirements.
metres. Wider than 18m requires demonstration of satisfactory daylight
and ventilation during detail design process.
2F Building Separation The main apartment frontages are considered to be towards Greenwich Road or the internal courtyard, all separation distances between Yes
Up to 4 storeys: 12m between habitable rooms/balconies habitable rooms/balconies will comply with the requirements of the Guide for corresponding building heights. As the detailed design is
progressed all building separation and visual privacy requirements of the Guide will be achieved.
5 to 8 storeys/ up to 25m: 18m between habitable rooms/balconies
9 storeys/ 25m and above: 24m between habitable rooms/balconies
2G Street Setbacks Proposed development uses the setbacks of the neihgoburhooing sites to establish a minimum setback. The site’s front setback will either Yes
Maintains existing street setbacks. be maintained or increased, fulfilling the requirement of the Apartment Design Guide. The northern boundary setback retains the current
building setback, as well as, retains the existing access to the site along its northern boundary. The existing right-of-way arrangements with
adjacent properties are also retained.
3D Communal Open Space and 3E Deep Soil Zones The concept design provides communal open space comprising almost 70% of the site area located on the rooftops. Deep soil zones are Yes
Deep soil zones minimum 7% of the site area. placed in two locations and achieve at least 7%: one on the northwest corner of the site (130sqm), this area is not affected by the footprint of
the existing building; two along the front setback, (20 sqm minimum) providing for a transition area between public and private spaces.
Communal open space 25% of the site area.
3J) Bicycle and Car Parking The required parking is provided within basement. The proposed finished floor levels and the existing ground level allow for the inclusion of Yes
Determine appropriate car parking spaces in relation to proximity to 2.5 levels of parking, with an estimated 40 car bays per level (total 100 bays) which service 60 apartments (1.66 bays per apartment).
public transport and the density of the development. There is a general
preference to provide underground car parking. The quantity of parking required for Shop Top Housing will be determined with regard to relevant parking standards at the DA stage.
4A) Solar and Daylight Access The site orientation favours solar access. However, the adjacent building to the north is seen to compromise the solar access. It is Yes
70% of apartments in the development should receive a minimum of 2 considered the development will achieve the required 70% solar access to individual apartments given the prime location for balconies
hours direct sunlight between 9am and 3pm in mid winter. Limit number will be east (morning sun) or west (afternoon sun) oriented.
of single-aspect apartments with a SW-SE orientation to a maximum of
15% of the total units
4B) Natural Ventilation; 4C) Ceiling Heights; 4E) Private Open At this stage only a general building envelope has been proposed which complies with the basic spatial requirements of the Apartment Yes
Space Design Guide. We are confident, from the initial testing, that the Concept Design provides a robust framework from which to progress detailed
apartment design in accordance with the requirements of the Guide.
« Single aspect apartments maximum depth 8 metres from a window
« 60% of all units in the first 9 storeys to be naturally cross ventilated,
« Balconies minimum 2m deep
« Ceiling heights minimum 2.7m
4D) Apartment Size And Mix At this stage only general building envelopes have been proposed which comply with the basic spatial requirements and rules of thumb of Yes

Provide a variety of unit types.

« 1 bedroom: 50m?
« 2bedroom: 70m?

« 3 bedroom: 90m?

the Apartment Design Guide. The ADG units sizes have been applied when calculating yield. We are confident, from the initial testing, that the
Concept Design provides a robust framework from which to progress detailed apartment design in accordance with the requirements of the
Guide.

POSGROUP  RB-
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ADG COMPLIANCE

Solar Studies - Winter Solstice
(21st June)






ADG COMPLIANCE

Solar Studies - Equinox

(21st September/21st March)
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URBAN DESIGN FRAMEWORK

A vision for Greenwich North Transit Village

In 2014, the St Leonards South Master Plan proposed a
series of scenarios for the redevelopment of this precinct
that focused on housing densification reflecting the
proximity to the train station. The preferred master plan
option achieved 3000 dwellings (refer opposite image).

The Master Plan demonstrated that the additional yield can
be achieved without undue impacts on solar amenity and
would provide an appropriate height and density transition
between St Leonards and the residential suburbs to the
south. A Planning proposal to amend the Lane Cove LEP
2009 has received gateway approval from Department of
Planning and Environment dated 2nd September 2016.

It can be expected the remaining portion of North
Greenwich suburb, between Greenwich Road and Park
Road, to follow a similar path in terms of densification and
strategic response to the current context.

St Leonards South Master Plan Proposal (2014)

Embassy Tower 30 storeys
The following pages highlight one way that Greenwich North
‘Transit Village’ could be developed generally consistent

with the St Leonards South Master Plan whilst extending
furthe to include the area between Canberra Avenue and
Greenwich Road.

The Concept Design Scenario 2 for the site at 2 Greenwich
Road was developed to demonstrate one way in which the
site could sensitively respond to future changes to planning
controls consistent with the gateway approval 2016.

Future condition considered for Concept Design Scenario 2
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URBAN DESIGN FRAMEWORK

A vision for Greenwich North Transit Village

Site Plan- Number of storeys in proposed amalgamation 0

The amalgamation of individual properties is the
necessary trigger for the increase in urban density

and urban regeneration at this key location. The local
community will benefit from the uplift in property values,
as well as, additional community facilities.

The redevelopment of the subject site has the

potential to demonstrate best practice urban and
architectural design and to future- proof redevelopment
to appropriately respond to the anticipated changing
environment.

%

\
1

LI

VI I 77757

Embassy Tower (30 storeys)

11

Section - future cadastre and number of storeys

The above cross sections demonstrate the current
fragmented land ownership (top) and the below section
demonstrates the future development capability and
feasibility through incentivised amalgamation.

The development of Embassy Tower and adjacent
apartment buildings is currently underway on Marshal
Avenue, on the opposite edge of the neighbourhood.
This development sets a strong precedent in terms

of the amalgamation of pre-existing properties and
suggests the emerging urban renewal of the whole
precinct.
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CONCEPT DESIGN (Scenario 2)

Ramsey’s preferred Scenario 2 demonstrates one way
that the site could be redeveloped within an evolving
neighbourhood context resulting from broader planning
changes that may be adopted by DPE.

Scenario 2 generally adopts similar strategic and design
principles to that of Scenario 1. However, based on the
St. Leonards South Master Plan and Gateway approval,
the heights surrounding 2 Greenwich Road would most
likely increase and therefore the pronounced ‘stepping’
of height proposed within Scenario 2 is no longer
proposed resulting in an increase in floorspace of
approximately 4880sqm.

Whilst Scenario 2 does not propose a significant uplift in
development from that of Scenario 1; its form establishes
it as a gateway feature site within a more urban future
context. However, it does not exceed the existing FSR of
3:1 nor does it exceed the overall height of Scenario 1.

The design considers the future built form, amenity and
solar access of surrounding residents and demonstrates
ADG compliance within that future context.

The additional floorspace in Scenario 2 is matched by
the public benefit and streetscape activation strategy along
Greenwich Road. This includes generous front setbacks,
forecourt space and an engaging mixed use ground floor
to support a growing community and population.

Within the changing planning landscape, it is important

to provide redevelopment options consistent with
Government’s commitments to deliver on attracting
investment, residential near public transit and active, quality
opportunities for community gathering.
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CONCEPT DESIGN (Scenario 2)

"ﬂ, @\3%

RL125m(11storeys)
v
'\ \{ “-\ RL 116m (Proposed)
Existing RoW and accessway , 1l ) | Indicative Deep Soil Zone v RL112 (potential)
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)
[
<
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z \ | (roof) '2 :
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=2
©FL 86m / e Residential
2 ; (roof terrace) | ]
11 storeys |

(roof terrace,

4 storeys

Section (A-B)

\ T—— | Under current conditions,
Ground floor commercial area g i .‘ neighbouring backyards

3 receive 2h direct sunlight
T (21 Jun, 10am to 12pm). The
proposal does not detract
from this condition.

(o]
Site Plan

Development Summary

Site Area (sqm) 2,140
Residential GFA (sqm) 4,880
Ground floor Commercial GFA 915
(sqm)
Yields (Apartments) 70
FSR (n:1) 2.70
Buildings Height (Storeys) 11
Buildings Height (Meters) 33
NOTE: All figures are approximate and subject to
detailed design
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ADG COMPLIANCE

Requirement Comment Concept Compliant
2E) Building Depth The concept design considers a building depth of 20m including balconies. Daylight requirements are demonstrated through the solar access Yes
In general apartment buildings are to have a depth between 12-18 diagrams provided. Application for a design variation may be required in further detailed design to address ventilation requirements.
metres. Wider than 18m requires demonstration of satisfactory daylight
and ventilation during detail design process.
2F) Building Separation The main apartment frontages are considered to be towards Greenwich Road or the internal courtyard. The building separation to the south Yes
Up to 4 storeys: 12m between habitable rooms/balconies takes in consideration the location of non habitable uses along the building frontage. The ground floor commercial space has the potential
) ) to to be treated as a green wall in order to increase the landscape amenity facing the adjacent site. We have considered half of the separation
5 to 8 storeys/ up to 25m: 18m between habitable rooms/balconies distances required along this frontage, as mentioned in the Guide, given this will also be subject to the potential redevelopment of the
9 storeys/ 25m and above: 24m between habitable rooms/balconies adja'cent site. As the detailed design is progressed we are confident all building separation and visual privacy requirements of the Guide will be
achieved.
2G) Street Setbacks We have applied a setback that is consistent with the primary building of the northern neighbour due to the likelihood of redevelopment Yes
Maintains existing street setbacks. to the south. The northern boundary also retains the existing access to the site along its northern boundary. The existing right-of-way
arrangements with adjacent properties are also retained.
3D) Communal Open Space and 3E Deep Soil Zones The concept design provides communal open space comprising 57% (1221sqm) of the site area (including) the rooftops. Yes
3D) Communal open space 25% of the site area (535sqm).
Deep soil zones are placed in two locations: one on the northwest corner of the site (130sqm), this area is not affected by the footprint of the
3E) Deep soil zones minimum 7% of the site area (149.8sqm). existing building; two along the front setback, (20sqm minimum) providing for a transition area between public and private spaces.
3J) Bicycle and Car Parking The required parking is provided within basement. The proposed finished floor levels and the existing ground level allow for the inclusion of Yes
Determine appropriate car parking spaces in relation to proximity to 2.5 levels of parking, with an estimated 40 car bays per level (total 100 bays) which service 60 apartments (1.66 bays per apartment).
public transport and the density of the development. There is a general
preference to provide underground car parking. The quantity of parking required for Shop Top Housing will be determined with regard to relevant parking standards at the DA stage.
4A) Solar and Daylight Access The site orientation favours solar access. However, the adjacent building to the north is seen to compromise the solar access. It is considered Yes
70% of apartments in the development should receive a minimum of 2 the development will achieve the required 70% solar access to individual apartments given the prime location for balconies will be east
hours direct sunlight between 9am and 3pm in mid winter. Limit number ~ (morning sun) or west (afternoon sun). The four storey building will be north facing. We are confident, from the initial testing, that the Concept
of single-aspect apartments with a SW-SE orientation to a maximum of Design provides a robust framework from which to progress detailed apartment design in accordance with the requirements of the Guide. This
15% of the total units. is also illustrated by the subsequent solar access diagrams.
4B) Natural Ventilation; 4C) Ceiling Heights; 4E) Private Open The proposal was developed with a 3m floor-to-floor height for residential uses which takes in consideration the requirement for minimum Yes
Space 2.7m ceiling height. The retail/commercial component has a minimum floor to floor height of 3.5m, which increases in order to adjust to the
o sloping topography. At this stage only a general building envelope has been proposed which comply with the basic spatial requirements of
- 4B) ?0% of all units in the first 9 storeys to be naturally cross the Apartment Design Guide. We are confident, from the initial testing, that the Concept Design provides a robust framework from which to
ventilated; progress detailed apartment design in accordance with the requirements of the Guide.
« 4Q) Ceiling heights minimum 2.7m.
« 4E) Balconies minimum 2m deep;
4D) Apartment Size And Mix At this stage only general building envelopes have been proposed which comply with the basic spatial requirements and rules of thumb of Yes

Provide a variety of unit types.

« 1 bedroom: 50m?
« 2bedroom: 70m?

« 3 bedroom: 90m?

the Apartment Design Guide. The ADG units sizes have been applied when calculating yield. We are confident, from the initial testing, that the
Concept Design provides a robust framework from which to progress detailed apartment design in accordance with the requirements of the
Guide.

NOTE: The above preliminary ADG compliance table was drafted with the assumption the adjacent site context will change in the future, consistant with the urban design ramework

previously explored.
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CONCLUSIONS

The proposed concept designs demonstrate:

«  How the provision of shop top housing can be
an appropriate land use and built form typology
particularly given the transition it can provide
between commercial development along Pacific
Highway and residential development to the south.

+  How the maximum height of 33m, built form
articulation, generous setbacks, active frontage
and public plaza, can preserve the amenity of
surrounding sites, in their existing and future form,
with respect to solar access, natural ventilation,
privacy and visual appearance.

«  How the provision of commercial premises at the
ground level can assist in activating the street and
providing a positive interface between the site and
public domain. Ultimately this can contribute to a
more attractive streetscape and vibrant street life.

« The integration of commercial premises at the
ground level for the carrying out of business and
service provision with potential economic benefits
associated with employment generation.

- How activating the site at ground level can provide
social benefits related to enhanced vibrancy, street
life and additional opportunities for social interaction.

+ The potential for a small neighbourhood centre
and ‘heart’ for the Greenwich North Transit Village
to develop through the integration of retail, a café,
commercial space and a possible childcare centre on
the ground floor, thereby providing new employment
opportunities, accommodating small businesses,
supporting community interaction and addressing the
need for a focal point within the community and for
additional child care services.

RECOMMENDATIONS

The site currently permits an FSR of 3:1. In the absence
of DPE planning control changes for the broader area,
this proposal does not require an increase and/ or
change to the FSR control. However, the design testing
demonstrates that an increased upper limit height of
33m is required to achieve a quality, context sensitive
design solution that incorporates residential floorplates
and is ADG compliant. A 25m high building is unlikely to
achieve the maximum allowable FSR without resulting in
a bulky building that overshadows its neighbours.

In accordance with Ramsay’s preference, it is recommended
that planning controls are adopted in order to realise Scenario
2. Should the DOP&E's priority precinct planning process
come to fruition in the immediate future, the preferred
scenario 2 concept design has been provided and
prepared to accord with and achieve the likely objectives
for the subject site in the context of the wider precinct.

Scenario 1 has been prepared in the event that the
Department of Planning & Environment (DOP&E) led
Crow’s Nest Priority Precinct Planning process does

not eventuate in the immediate future having regard
for Ramsay Health Care’s immediate commercial and
funding requirements for the new purpose-built facility
at 2 Frederick Street, St Leonards (approved under SSD
7588 on 15 November 2016).

Recommendations Current Lane Concept Design Concept Design
Cove LEP controls  Scenario 1 Scenario 2 (¥)
FSR (n:1) 3.0 n/a n/a
Buildings Height (Meters) 25 33 33
Land Use B3: Commercial Core | Retain zoning but Retain zoning but
allow for Shop Top allow for Shop Top
Housing Housing

(*) Subject to adopted planning controls for the broader Greenwich North area, further uplift may be appropriate.
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ASSUMPTIONS / DEFINITIONS

The following definitions and assumptions were considered when developing the
concept design.

Gross Floor Area:

Floor area of each floor of a building measured from the external walls of the building
measured at a height of 1.4 metres above the floor, excluding:

Any area for common vertical circulation, such as lifts and stairs;
Any basement, plant rooms, lift towers;

Car parking to meet any requirements of the consent authority (including access to
that car parking);

Any space used for the loading or unloading of goods (including access to it),
Terraces and balconies with outer walls less than 1.4 metres high, and;

Voids above a floor at the level of a storey or storey above.

Floor space ratio:

The ratio of overall Gross Floor Area to the whole development site area.

Apartment sizes:

Average apartment area of 70 sqm (GFA).

Retail/commercial premises:

1 car space per 30sgm GFA

Development Efficiency:

The percentage factor of the GBA to determine NSA or GFA, effectively subtracting

everything that does not count towards saleable space. We have considered a

development efficiency of 75% GBA to GFA for residential uses and 90% for other uses.

NSA (Net Saleable Area):

includes indoor and outdoor private space and excludes communal open space. It is
effectively GFA including private open space (eg. balconies, terraces, private court yards,

etc).
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LAND USE ANALYSIS

North Shore

ivate Hospital

Legend
@ Offices/Services @ Retail Shops
@ Health Services/facilities @ Education
@ Hotel/Accommodation @ Aged Care Services
@ Coffee Shops Sports
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COMPLEMENTING SURROUNDING LAND
USES

A desktop survey of land uses along Pacific
Highway and the surrounding area of the site
identified a total of 37 local businesses.

There is a clear dominance of offices/
services located along Pacific Hwy (estimate
38% of local businesses). With considerable
occurrence of health related services and
facilities (estimate 22% of local businesses)
which reflects the proximity to North Shore
Private Hospital and Royal North Shore
Hospital.

A small number of retail, hospitality and hotel/
accommodation uses are also interspersed
throughout the area.

Despite the proximity to Greenwich Public
School, there is a lack of early education and
community service facilities.

As Greenwich North transitions into a higher
density suburb, demand for early learning
facilities is expected to grow. The site at 2
Greenwich Road provides the opportunity
to consider the provision of early learning
facilities within the neighbourhood.
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11 August 2017 Ref: WTJ16-260_Planning Proposal Addendum

WILLOW TREE
PLANNING

ACN: 146 035 707 ABN: 54 146 035 707
Suite 7, Level 7, 100 Walker St,

North Sydney NSW 2060

P 029929 6974
enquiries@willowtreeplanning.com.au

Department of Planning and Environment
GPO Box 39
Sydney NSW 2001

Attention: Strategic Planning Team

RE: ADDENDUM TO PLANNING PROPOSAL TO AMEND LANE COVE LOCAL ENVIRONMENTAL
PLAN 2009 TO PERMIT SHOP TOP HOUSING AS AN ADDITIONAL PERMITTED USE AND
ADDITIONAL BUILDING HEIGHT

2 GREENWICH ROAD, GREENWICH (LOT 1 IN DP 662215 AND LOT 2 IN DP 56604)

Dear Sir/Madam,

This letter has been prepared by Willowtree Planning Pty Ltd on behalf of Ramsay Health Care and provides
an addendum to the Planning Proposal that was submitted to Lane Cove Council on 11 April 2017 in relation
to the site of Ramsay Health Care’s (RHC) Northside Clinic mental health hospital at 2 Greenwich Road,
Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604).

This addendum has been prepared in response to the draft vision, objectives and guiding planning principles
released by the Department of Planning and Environment (DPE) on 4 August 2017 in relation to the St Leonards
and Crows Nest Station Precinct. All documents released as part of the Stage 1 Strategic Planning process
have been reviewed and the proposed rezoning is considered to aptly respond to the strategic vision set out.
More detailed review of the Planning Proposal in light of the St Leonards and Crows Nest Interim Statement is
provided in the subsequent sections of this letter. Overall, the proposed rezoning is considered to be consistent
with the strategic intent for the precinct.

As described within the Planning Proposal Report prepared by Willowtree Planning and the Urban Design
Report prepared by Roberts Day, the subject Planning Proposal seeks to amend Lane Cove Local Environmental
Plan 2009 (LCLEP2009) to include Shop Top Housing as an Additional Permitted Use in the B3 Commercial
Core zone, as well as additional building height up to 33m. The proposed rezoning intends to facilitate the
future development of the site for mixed use development comprising of ground floor commercial space and
upper level residential accommodation. This is intended to replace the current Northside Clinic mental health
hospital which is scheduled to be relocated in early 2018 to a larger, modern, purpose-built facility at 2
Frederick Street, St Leonards (approved under SSD 7588 on 15 November 2016). The existing asset at 2
Greenwich Road has reached the end of its useful life and the Northside Clinic operations require new and
expanded facilities and will move offsite in early 2018.

: /‘WILLO\/\/TREE
www.willowtreeplanning.com.au A national town planning consultancy P LA N N | N G





PLANNING PROPOSAL ADDENDUM

Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top Housing as an Additional
Permitted Use and Additional Building Height

2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)

The subject site is located within the St Leonards and Crows Nest Station Precinct which was announced by
the Minister of Planning as a strategic investigation area in July 2016. The precinct has been identified as a
key employment centre that, combined with the new Crows Nest metro station, provides a unique opportunity
for renewal and activation.

The Interim Statement establishes the following vision for the precinct:

The St Leonards and Crows Nest Station Precinct has a strategic role within the Sydney metropolitan
area. It provides a unique opportunity to strengthen and develop many of the existing qualities which
attract people to live, work and relax here. Future development will be responsive to place with a clear
identity and purpose, which is inspiring, enjoyable and rewarding.

Further to the above, a diverse range of commercial and mixed use development are to be focused between
Crows Nest and St Leonards stations. New communities are to be established through a range of housing types
within liveable and sustainable neighbourhoods connected to local retail, services, public open spaces and a
high quality public domain.

In accordance with this vision, the proposal responds to the Precinct’s strategic role by providing for new
commercial floor space and housing within a highly accessible location that is well-serviced by existing and
planned public transport. This will build on the Precinct’s assets by contributing to a diversity of employment
opportunities, introducing dwelling diversity through contextually-responsive design, creating a vibrant public
domain, protecting existing public open space and indirectly supporting the establishment of new hospitals
within the designated health precinct. Future development would respond to ‘place’ through design that reflects
the site’s role in providing a transition between the Pacific Highway corridor and residential neighbourhoods.

The proposed rezoning also responds to the draft objectives of the Precinct, as summarised below:

1. Leverage world-class health and education uses to provide opportunities for future employment
growth.

The proposed rezoning and future redevelopment of the subject site would assist Ramsay Health Care in
funding the development of the new and expanded Northside Clinic at 2 Frederick Street (approved under SSD
7588). As aforementioned, the successful operations of the Northside Clinic require new and expanded facilities
in response to increasing demand for quality mental health services demonstrated by growing waiting lists for
many services including a number of critical and unique mental health services which are not readily available
elsewhere. In particular Northside Clinic is already the largest provider of inpatient and day patient treatment
for people with eating disorders and drug or alcohol dependency and also includes specialised treatment units
in mood disorders, drug and alcohol detoxification and rehabilitation, post-traumatic stress disorder and day
programs, and it is vital that services are expanded to meet the needs of the community. The development of
the new and expanded Northside Clinic will therefore create additional access to mental health services in the
LGA and ultimately increased access to health care and related jobs in the area.

2. Protect and strengthen the Precinct’s commercial role supported by complementary uses to capitalise
on renewed confidence in the commercial market.

The proposal will preserve the use of the site for employment generating development through the provision
of ground floor commercial premises. The potential provision of retail premises, commercial offices, child care
and residential accommodation on the site will ensure the retention of suitable employment generating land
uses supporting the creation of job opportunities, the provision of retail, business and office premises and the
provision of services to support other land uses.
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PLANNING PROPOSAL ADDENDUM

Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top Housing as an Additional
Permitted Use and Additional Building Height

2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)

3. Create future employment opportunities leveraging off the increased transport capacity of the new
metro station.

The proposal will positively contribute to the economy through the provision of employment-generating
development in the form of ground floor commercial space. Combined with the additional jobs created through
the expansion of the Northside Clinic on its new site (SSD 7588), the jobs sustained by the commercial space
will result in a net employment increase in the area.

Further to the above, the proposal will stimulate additional commercial activity in the locale with positive
connotations for surrounding businesses. Similarly the provision of new jobs and services close to where people
live, work and visit will improve the overall level of service-provision in the area.

4. Strengthen and enhance opportunities in the Artarmon employment area to fulfill the important urban
service needs of the wider North District.

The proposal does not relate to the Artarmon employment area.

5. Create a network of new and existing useable and diverse open spaces which prioritise walking, cycling
and access to transport, promote a healthier urban environment and encourage social interaction.

The site is located in close proximity of existing public open space as well as public transport and therefore
will promote a high level of amenity and walkability for future workers and residents.

Additionally, through the integration of retail, a café, commercial space and a possible childcare centre on the
ground floor of a future shop top housing development, the proposal has the potential to create a small
neighbourhood centre and ‘heart’ for the Greenwich North Transit Village. This would enhance neighbourhood
amenity, promote walkability and healthy lifestyles, encourage community interaction and address the need
for a focal point within the community.

6. Incorporate opportunities for transit oriented development including commercial and mixed use
development that takes advantage of existing and future transport.

Given the site's strategic location in proximity of an extensive public transport (train and bus) and road
network, it is ideally located in accordance with the principles of transit-oriented development. Therefore, the
site provides valuable opportunity to contribute to a sustainable, transit-oriented community providing a high
standard of living for residents and workers.

7. Develop high guality and diverse residential areas that create sustainable and liveable communities.

By providing new residential accommodation within St Leonards in conjunction with commercial premises, a
wide range of people will be accommodated. Housing affordability and choice will therefore be improved whilst
promoting high standards of living through considered land use planning and design, ultimately creating a
liveable and loveable place to live, work and visit. Owing to its proximity to existing and planned public
transport, the site provides valuable opportunity to contribute to a sustainable, transit-oriented community.

8. Preserve, strengthen and enhance the existing diverse character areas.

The subject site is located between commercial development fronting the Pacific Highway and residential
development to the east, south and west, thereby being ideally located to provide a mix of uses as a transition
between distinct commercial and residential areas. The proposed rezoning to permit shop top housing
therefore aptly responds to the surrounding context and the unique transitionary character of the subject site.
Similarly, the proposed rezoning is consistent with the draft guiding principles for the Precinct, demonstrated
as follows:
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PLANNING PROPOSAL ADDENDUM

Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top Housing as an Additional
Permitted Use and Additional Building Height

2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)

»  Responsive — Buildings and spaces that are sensitive and responsive to place, local character and
context.

As demonstrated through the indicative design scheme for shop top housing on the site, the proposed rezoning
would facilitate development that exhibits high quality design and is contextually-responsive. Through the
stepped built form, active ground floor spaces and overall design, shop top housing on the site would provide
an effective transition between high density commercial development along the Pacific Highway and
neighbouring residential areas, activate the public domain, enhance neighbourhood amenity and contribute to
the creation of a highly liveable urban environment for new workers and residents whilst effectively protecting
the amenity of existing properties. The future development would also increase residential options for nearby
hospital workers and thereby sustain employees in the area.

» Integrated — A built environment that links communities within a cohesive place.

The integration of a range of uses, including retail premises, commercial offices, child care and residential
accommodation, within a coherent built form will contribute to a highly amenable and sustainable living and
working environment. This diversity of complementary uses, combined with the activation of the site at ground
level through high quality urban design, will enhance the vibrancy of the site and surrounding locale whilst
responding to the needs of the community through service provision, job creation and dwelling diversity.

The proposal also has the potential to create a small neighbourhood centre and *heart’ for the Greenwich North
Transit Village. This would enhance neighbourhood amenity, promote walkability and healthy lifestyles,
encourage community interaction and address the need for a focal point within the community.

»  Resilient — A building, place or space that is sustainable in the context of social, economic or
environmental changes.

The proposed rezoning would facilitate the delivery of a building, place and space that respond to and enhance
the social, economic and environmental contexts of the site and surrounding area. Shop top housing on the
site would capitalise on the strategic location of the site in proximity of existing and planned public transport
by providing opportunities for the establishment of small businesses, co-working office space, childcare and
other services, spaces for the community to interact and new types of housing close to where people work.

»  Fquitable — A built environment that is fair and accessible for all citizens.

The proposal will provide for the needs of a growing and diverse population through the provision of new
housing in an accessible location supported by established infrastructure, employment centres, retail services,
public open space and community facilities. The proposal will benefit the local and regional community by
providing services to complement other land uses and improving the experience and convenience of living in
and visiting Greenwich and south St Leonards.

By activating the site at ground level, development for the purposes of shop top housing would also provide
social benefits related to enhanced vibrancy, street life and additional opportunities for social interaction. A
small neighbourhood centre and ‘heart’ for the Greenwich North Transit Village has the potential to develop
through the integration of retail, a café, commercial space and a possible childcare centre on the ground floor
of a future shop top housing development, thereby providing new employment opportunities, accommodating
small businesses, supporting community interaction and addressing the need for a focal point within the
community and for additional child care services.

= Liveable — A built environment which supports and responds to people’s patterns of living, and
promotes enjoyment, safety and prosperity.

By providing new residential accommodation within St Leonards in conjunction with commercial premises, a
wide range of people will be accommodated. Housing affordability and choice will therefore be improved whilst
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PLANNING PROPOSAL ADDENDUM

Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top Housing as an Additional
Permitted Use and Additional Building Height

2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)

promoting high standards of living through considered land use planning and design, ultimately creating a
liveable and loveable place to live, work and visit. Owing to its proximity to existing and planned public
transport, the site provides valuable opportunity to contribute to a sustainable, transit-oriented community
providing a high standard of living for residents and workers.

As shown within Figure 1 which provides an extract from the Character Areas Map, the site is located between
the Pacific Highway Corridor and the St Leonards South Residential area.

The Pacific Highway Corridor is proposed to be an activated, high density mixed use corridor with a key focus
on employment. Other opportunities and considerations include:

» (Create additional employment floorspace and investigate new opportunities for employment,
particularly lower floor uses.

»  Synergies and associated employment uses between the health and education uses around Royal
North Shore, North Shore Private and Mater Hospitals and increasing employment capacity will be
promoted.

= Whilst retaining the key function of the Pacific Highway, new walking and cycling connections will
be investigated as well as an improved public domain and minimising overshadowing impacts to
the south.

In accordance with these opportunities, the proposed rezoning to enable shop top housing would activate the
site at ground level through an improved public domain, provide new opportunities for business investment
and employment and minimise overshadowing of residential development to the south. Accordingly, the
proposal is consistent with the intended development within the Pacific Highway Corridor.

Further to the above, St Leonards South is proposed to be a higher density residential area over time.
Opportunities and considerations include:

» Increased densities will be focused in those areas closest to St Leonards station.
»  Key matters for consideration include traffic, access and connections, provision of open space, schools
and minimising overshadowing.

The proposed rezoning for shoptop housing adheres to these opportunities and considerations by providing
higher density development and additional residential accommodation in an appropriate location in proximity
of the Pacific Highway corridor and public transport. As demonstrated through the indicative design, shop top
housing could be developed with no adverse overshadowing impact. Additionally, the site is located in proximity
of established road and public transport infrastructure, open space, schools and other services and facilities.
Therefore the proposal is highly compatible with the vision of St Leonards South.
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PLANNING PROPOSAL ADDENDUM
Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top Housing as an Additional

Permitted Use and Additional Building Height
2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)
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Figure 1. Character Areas Map (Department of Planning and Environment, 2017)

Deriving from review and analysis of strategic and urban conditions within the Precinct, a Preliminary Structure
Plan has been developed. Consistent with the above Character Areas Map, within the Character Areas page of
the Preliminary Structure Plan (Figure 2) the site is identified between the Pacific Highway Corridor West and
the St Leonards South Residential area. The site is also identified in a location that may provide a minor

opportunity for the development of a green grid (Figure 3).
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Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top Housing as an Additional
Permitted Use and Additional Building Height

2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)
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Whilst within the Preliminary Structure Plan the site is not identified as forming any challenges or opportunities,
within the Urban Analysis a number of constraints and opportunities are identified. In the Land Use Constraints
Map (Figure 4) the site and broader Pacific Highway corridor are identified as forming part of the St Leonards
Centre. Whilst largely operational during the day, at night these areas become quiet. This portion of the area
lacks residential population. The proposed rezoning directly responds to this constraint by providing new
housing in mixed use development. By introducing a new residential population within the western corridor of
the St Leonards centre, activity would be generated throughout the day and night, thereby contributing to a

more vibrant and amenable urban environment providing new opportunities for more diverse employment and
service offerings.
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PLANNING PROPOSAL ADDENDUM

Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top Housing as an Additional
Permitted Use and Additional Building Height

2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)

Relatedly, opportunities for land use are identified for the site in conjunction with the St Leonards Centre and
potential high density residential areas (Figure 5). Specifically, the opportunities analysis specifies that
development along the Pacific Highway should continue to be appropriate to the amenity of the highway and
offer important urban services. The priority of this area is to facilitate transit movement. The proposed rezoning
to enable shop top housing would enable the site to provide urban and commercial services at ground level

commensurate with the opportunities identified for the St Leonards Centre whilst also providing a high level of
amenity for residents of the site and its surrounds.

Pursuant to the opportunities analysis, the area to the south of the precinct is to be investigated for further
Intensification to accommodate medium density residential. The proposed rezoning for shop top housing would

facilitate the provision of residential accommodation on the site. As demonstrated by the indicative built form
design, an appropriate density of development would be provided responding to the transitionary nature of

the site associated with its location between high density commercial development along the Pacific Highway
and existing residential neighbourhoods to the south.
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PLANNING PROPOSAL ADDENDUM

Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top Housing as an Additional
Permitted Use and Additional Building Height

2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)

Additional to land use, opportunities are also identified in relation to built form (Figure 6). Additional density
may be reasonably located along the Pacific Highway, whilst increased residential capacity and additional
employment opportunities may be captured in St Leonards South. The proposed rezoning for high density shop

top housing responds to these opportunities and will facilitate the provision of additional housing as well as
commercial premises and community facilities at street level.

Opportunities are also identified in relation to movement given the site is located within the catchments of

Crows Nest Metro Station, St Leonards train station and Wollstonecraft train station. Additionally, the site falls
within the 200m radius of existing open space.
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Accordingly, this addendum letter has demonstrated that the proposed rezoning for shop top housing and
additional building height is consistent with the strategic vision for the St Leonards and Crows Nest Precinct.
The proposal achieves the vision and objectives, adheres to the guiding principles, responds to the
opportunities and constraints, and is consistent with the character, land use and built form envisioned for the
site pursuant to the Interim Statement.

Yours faithfully,

/4

Chris Wilson
Director

Willowtree Planning
(0432 472 282 or cwilson@willowtreeplanning.com.au)
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18 August 2017 Ref: WTJ16-260_Rezoning Review Cover Letter

-
=
RAMSAY

People caring for people HEALTH CARE

Ramsay Health Care Australia Pty Ltd
ABN 36 003 184 889

Level 8, 1564 Pacific Highway

St Leonards NSW 2065 Australia
Telephone: +61 2 9433 3444

Facsimile: +61 2 9433 3460

Email: enquiry@ramsayhealth.com.au

Department of Planning and Environment
GPO Box 39
Sydney NSW 2001

Attention: Strategic Planning Team

RE: PLANNING PROPOSAL TO AMEND LANE COVE LOCAL ENVIRONMENTAL PLAN 2009 TO
PERMIT SHOP TOP HOUSING AS AN ADDITIONAL PERMITTED USE AND ADDITIONAL
BUILDING HEIGHT

2 GREENWICH ROAD, GREENWICH (LOT 1 IN DP 662215 AND LOT 2 IN DP 56604)

Dear Sir/Madam,

This letter accompanies a request for Rezoning Review on behalf of Ramsay Health Care (RHC). The subject
Planning Proposal was submitted to Lane Cove Council on 11 April 2017 seeks to amend Lane Cove Local
Environmental Plan 2009 (LCLEP2009) to include Shop Top Housing as an Additional Permitted Use, as well as
additional building height, on the site within the B3 Commercial Core zone. The land subject to this Planning
Proposal is described as 2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604).

The Planning Proposal has been under consideration by Lane Cove Council for 90 days and Council has failed
to indicate its support for the Planning Proposal. A timeline of relevant dates is provided as follows:

= 11 April 2017 — Planning Proposal lodged with Lane Cove Council.

= 7 June 2017 — Request issued to Council by the Applicant for the Planning Proposal to be deferred.

= 10 July 2017 — Request issued to Council by the Applicant for the Planning Proposal to be included in
Council’'s agenda.

= In total, the clock was stopped for 33 days.

»= 11 August 2017 — The PP has been active with Council for 90 days.

Council has also provided verbal advice confirming that the 90 days have expired and Council are not going to
favourably determine the Planning Proposal. A letter documenting this discussion has been requested from
Council and Council has confirmed that the letter is forthcoming. A copy of correspondence with Council to
date accompanies this letter. Accordingly, a rezoning review is now requested.

Further to the above and as described within the Planning Proposal Report prepared by Willowtree Planning
and the Urban Design Report prepared by Roberts Day, the subject Planning Proposal seeks to amend Lane
Cove Local Environmental Plan 2009 (LCLEP2009) to include Shop Top Housing as an Additional Permitted Use
in the B3 Commercial Core zone, as well as additional building height up to 33m. The proposed rezoning





REZONING REVIEW

Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top Housing as an Additional
Permitted Use and Additional Building Height

2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)

intends to facilitate the future development of the site for mixed use development comprising of ground floor
commercial space and upper level residential accommodation. This is intended to replace the current Northside
Clinic mental health hospital which is scheduled to be relocated in early 2018 to a larger, modern, purpose-
built facility at 2 Frederick Street, St Leonards (approved under SSD 7588 on 15 November 2016). The existing
asset at 2 Greenwich Road has reached the end of its useful life and the Northside Clinic operations require
new and expanded facilities and will move offsite in early 2018. The proposed rezoning and future
redevelopment of the subject site would assist RHC in funding the development of the new and expanded
Northside Clinic.

RHC have provided two (2) concept design options known as Scenario 1 and Scenario 2 as part of this Planning
Proposal. These scenarios have been prepared and submitted having regard for the current and draft
legislative planning framework that applies to the locality and test the suitability of the site for shop top housing
with a maximum height of 33m. Scenario 1 has been prepared in the event that the Department of Planning
& Environment (DPE) led Crow’s Nest Priority Precinct Planning process does not eventuate in the immediate
future having regard for RHC's immediate commercial and funding requirements for the new purpose-built
facility at 2 Frederick Street, St Leonards (approved under SSD 7588 on 15 November 2016). Should DPE’s
priority precinct planning process come to fruition in the immediate future, the preferred scenario 2 concept
design has been provided and prepared to accord with and achieve the likely objectives for the subject site in
the context of the wider precinct.

Both concept designs have been informed by detailed site analysis and consideration of the surrounding
context in order to provide an optimal development outcome that capitalises on the strategic potential of the
land whilst preserving the amenity of adjoining sites and the surrounding public domain.

Scenario 1 demonstrates a concept design for the site that effectively integrates with the current state of the
surrounding context whilst requiring only minor amendment to the current planning framework.

Scenario 2 provides an alternative concept design for the site situated within a broader investigative framework
for the surrounding area. This design demonstrates the uplift in FSR that would be justified if amendments to
the planning framework were to occur at a larger scale and territorial scope.

RHC's preference for Scenario 2 will still see the current 3:1 FSR applicable to the site complied with while
maintaining the proposed height applied for in both concept design scenarios.

Subsequent to the Planning Proposal being prepared and submitted to Council, on 4 August 2017 DPE released
its draft vision, objectives and guiding planning principles for the St Leonards and Crows Nest Station Precinct
in its Interim Statement. All documents released as part of the Stage 1 Strategic Planning process have been
reviewed and the proposed rezoning is considered to aptly respond to the strategic vision set out. More detailed
review of the Planning Proposal in light of the St Leonards and Crows Nest Interim Statement is provided in
the enclosed Addendum Letter. Overall, the proposed rezoning is considered to be consistent with the strategic
intent for the precinct.

Further to the above, the Planning Proposal and Rezoning Review are justified given that the proposal satisfies
the strategic merit test and has site-specific merit, in accordance with Step 2 in DPE's A Guide to Preparing
Local Environmental Plans. Further to the strategic justification provided throughout the attached Planning
Proposal Report, an assessment against the Step 2 criteria is provided as follows.





REZONING REVIEW

Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top Housing as an Additional

Permitted Use and Additional Building Height

2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)

Merit Criteria

Merit Assessment

The Planning Panel or Commission will undertake an assessment to determine whether the proposal:

a) has strategic merit as it is:

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

The proposed rezoning is consistent with the draft
North District Plan as it applies to the district as a
whole and also to the St Leonards centre specifically.

In accordance with the Plan’s Productivity Priorities
and Actions, the proposed broadening and
densification of uses on the site will increase the
supply and diversity of available commercial floor
space and housing in accessible locations. This
directly responds to the strategic location of the site
in proximity of new Sydney metro station at Crows
Nest and the growing St Leonards strategic centre.

Additionally, by providing new residential
accommodation within St Leonards in conjunction
with commercial premises, a wide range of people
will be accommodated, as required by the Plan’s
Liveability Priorities. Housing affordability and choice
will therefore be improved whilst promoting high
standards of living through considered land use
planning and design, ultimately creating a liveable
and loveable place to live, work and visit.
Specifically, the provision of shop top housing on the
site will contribute to the delivery of the 1,900 new
dwellings required for Lane Cove over the next five
(5) years.

Commensurate with Sustainability Priorities, the
proposed rezoning will also augment the efficiency
with which land is used through the diversification
and densification of uses that are highly compatible
with surrounding development and coordinated with
supportive infrastructure. The redevelopment of land
that has been historically developed will promote the
creation of a better quality environment built on the
principles of sustainability.

More detailed review and assessment of the
proposed rezoning in light of the draft North District
Plan is provided within Section 4.1.1.3 of the
Planning Proposal Report.

As outlined above, the proposed rezoning is also
consistent with the Interim Statement for the St
Leonards and Crows Nest Station Precinct given that
it provides for new commercial floor space and
housing within a highly accessible location that is
well-serviced by existing and planned public
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Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top Housing as an Additional

Permitted Use and Additional Building Height

2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)

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

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

transport. This will build on the Precinct’s assets by
contributing to a diversity of employment
opportunities, introducing dwelling diversity through
contextually-responsive design, creating a vibrant
public domain, protecting existing public open space
and indirectly supporting the establishment of new
hospitals within the designated health precinct.
Responding to the site context, shop top housing and
the conceptual building design provide a transition in
land use and built form from the high density
commercial premises adjoining the Pacific Highway
corridor and lower density housing to the south.
Within the attached Addendum Letter, full
assessment is provided.

The proposed rezoning is consistent with local
strategic plans including the draft St Leonards South
Strategy and Lane Cove 2025 (being Council’s
adopted Community Strategic Plan).

The various Draft Master Plan options developed as
part of the draft Strategy have been informed by
Principles and site-specific Standards/Goals. The
inclusion of shop top housing for the site aligns with
these Standards and Goals including Liveability,
Housing for all stages of life, Maximised
walkability/cycling access and Amenity, as further
demonstrated within Section 4.2.2.1 of the
Planning Proposal Report.

The proposal is also consistent with the strategies
outlined in the Community Strategic Plan in that it
will provide for the needs of the community through
the provision of commercial space and new housing
to accommodate businesses and the local population
in a highly accessible location serviced by public
transport and in close proximity of key employment
centres, retail services, open space, community
facilities, health and education facilities and other
amenities. Additional consideration is provided in
Section 4.2.2.2 of the Planning Proposal Report.

The site falls within the catchment of the new Crows
Nest Metro Station and accordingly in the future will
benefit from enhanced accessibility by public
transport. Given this significantly augmented
accessibility, the site is ideally located for new
commercial and residential uses.

The proposal also responds to the employment and
housing targets identified within draft strategic
planning documents, and accordingly will contribute
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Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top Housing as an Additional

Permitted Use and Additional Building Height

2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)

to the provision of the required jobs and homes for
the growing population.

The Planning Panel or Commission will undertake an assessment to determine whether the proposal:

b) having met the strategic merit test, has site-specific merit, having regard to:

The natural environment (including known significant | The subject site is not identified in proximity of any

environmental values, resources or hazards)

The existing uses, approved uses and likely future
uses of land in the vicinity of the land subject to a
proposal

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

area of biodiversity and accordingly the proposal will
not exhibit any adverse impact on the natural
environment. Neither does the site comprise any
other environmental values, resources or hazards.
Rather the proposal relates to a site that has been
historically developed and forms part of an
established urban area.

The conceptual built form does account for the
natural topography of the land and assists in
providing a visual transition between commercial
development fronting the Pacific Highway and
residential development to the south. This site-
specific design response is detailed within Section
3.4 of the Planning Proposal Report and the Urban
Design Report.

The site is located within the transition zone between
high density commercial development adjacent to
the Pacific Highway and lower density residential
development to the south. Shop top housing
responds to this transitionary context through the
integration of both commercial and residential uses
contained within a built form that makes efficient use
of the site whilst also protecting neighbouring
amenity. Further details of the contextually-
responsive and sympathetic conceptual design are
provided within Section 3.4 of the Planning
Proposal Report and the Urban Design Report.

Shop top housing on the site would also complement
the surrounding context by assisting in the creation
of a neighbourhood centre for Greenwich North to
enhance the amenity, convenience and level of
service afforded to residents and workers of the
area.

In the future, the current commercial and residential
uses surrounding the site may be densified in
accordance with the Interim Statement and Structure
Plan developed by DPE for the St Leonards and
Crows Nest station precinct.

The site is serviced by existing infrastructure that is
capable of servicing higher density commercial and
residential development. In particular the site is
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proposal and any proposed financial arrangements | highly accessible by public transport, being within
for infrastructure provision. 600m walking distance of St Leonards train station
which is serviced by the Central Coast and Newcastle
Line and the T1 North Shore and Northern Line. The
site is also in immediate proximity of bus stops
providing connections to Lane Cove, McMahons
Point, Chatswood, Artarmon, Epping, Sydney CBD,
Manly and Botany. This results in the site being
awarded a transit score of 71 denoting excellent
transit that is convenient for most trips, and a
walkscore of 84 representing a very walkable
location with most errands accomplishable on foot.

Additional demand generated for public transport
would be adequately accommodated by the new
Sydney metro station at Crows Nest given that the
site falls within the catchment of the metro.

Full details of the proposal are provided within the following enclosed documents:

» Rezoning Review Application Form.

Application Fee (Cheque for amount of $20,000).

Correspondence from Lane Cove Council.

Planning Proposal Report prepared by Willowtree Planning.

Urban Design Report prepared by Roberts Day.

Addendum Letter prepared by Willowtree Planning to address the St Leonards and Crows Nest Interim
Statement that was released by the Department of Planning and Environment (DPE) on 4 August 2017.

The enclosed documents are considered to suitably justify the amendment of Lane Cove Local Environmental
Plan 2009 (LCLEP2009) to include Shop Top Housing as an Additional Permitted Use, as well as additional
building height, on the site. It is therefore recommended that the Planning Proposal is approved by the
Planning Panel and that the necessary steps are pursued to enable it to proceed to Gateway Determination
under Section 56 of the EP&A Act.

Yours faithfully,

// 2

P~

Alex Belcastro
National Business Development Manager
Ramsay Health Care, Australia
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Planning & Gateway
GOVERNMENT EnVIronment Determlnatlon
Review

Application Form

Date received: Reference No.
'LODGEMENT R

Instructions to users

This form is to be completed if you wish to request an independent review related to plan-making under Part 3
of the Environmental Planning and Assessment Act 1979. This form relates to Gateway determination review
requests.

A Gateway determination review can be sought following a Gateway determination where a determination is

made that:

a) the planning proposal should not proceed;

b) the planning proposal should be resubmitted to the Gateway; or

c) imposes requirements (other than consultation requirements) or makes variations to the proposal that the
proponent or council thinks should be reconsidered.

Note: With reference to point ‘c’ above, a request to review a Gateway determination can only be made prior to
the commencement of community consultation on the planning proposal.

Note: Gateway reviews can only be sought if the original Gateway determination was made by a delegate of
the Minister or the Greater Sydney Commission.

Before lodging a request for review, it is recommended that you consult the Planning Circular ‘Independent
reviews of plan-making decisions’ and ‘A guide to preparing local environmental plans’, which can be found on
the department’s website www.planning.nsw.gov.au. The guide gives a step-by-step explanation of the review
procedure and necessary requirements.

To ensure that your request for review is accepted, Note: The department may request further information
you must: if your request for review is incomplete or inadeqguate.
« complete all relevant parts of this form
e submit all relevant information required by this A fee is not charged for a Gateway determination

form review.
« provide one hard copy of this form and required

documentation All requests must be lodged with the department’s
« provide the form and documentation in electronic  relevant Regional Office. Please refer to

format (e.g. CD-ROM) www.planning.nsw.gov.au for contact details.
| PART A — APPLICANT AND SITE DETAILS A . R
' A1 - Applicant Details
Principal contact
Mr (O Ms [JMrs [JDr [] Other

First name Family name

[Chris | Wilson ]
Name of company (N/A if an individual)

[Willowtree Planning Pty Ltd c/o Ramsay Health Care |

Unit/street no. Street name

S Hdilhane [Suite 4, Level 7| 100 Walker Street |
Suburb/town State Postcode
[North Sydney | INSW | [2060 |

Postal address PO BoxorBag  Suburb or town

(or mark ‘as [As above | | |
above’)






State Postcode Daytime telephone  Fax

| | | | | | |

-Email Mobile
[cwilson@willowtp.com.au | 10432 472 282 f

Identify the land that is to be the subject of the planning propesal and for which you seek a review

Unit/street no. Street name
Street address [2 | [Greenwich Road |
Suburb/town State Postcode
[Greenwich | [NSW | [2065 |
NAME OF THE SITE

| |
REAL PROPERTY DESCRIPTION
[Lot 1 DP 662215 and Lot 2 DP 566041 |

The real property description is found on a map of the land or on the title documents for the land.
If you are unsure of the real property description, you should contact the Department of Finance
and Services, Land and Property Information. Please ensure that you place a forward slash (/) to
distinguish between the lot, section DP and strata numbers. If the proposal applies fa more than
one piece of land, please use a comma {,) to distinguish between each real property description.

PROVIDE DETAILS OF ALL AFFECTED LANDOWNERS WHERE THEY ARE NOT THE DIRECT APPLICANT

[ Ramsay Health Care |
HAVE ALL OWNERS OF LAND TO WHICH THIS PLANNING PROPOSAL APPLIES BEEN NOTIFIED?

[X] Yes Note: If some land owners, but not all, have been

%go e but ot all notified, list below those notified:
ome nave put not a

(O N/A (Applicant is owner)

CURRENT ZONING OF THE LAND AT THE SITE
[B3 Commercial Core |
CURRENT LAND USE AT THE SITE

[Hospital |

B1 - Reason for Gateway Review -

WAS THE ORIGINAL GATEWAY DETERMINATION MADE BY A DELEGATE OF THE MINISTER OR
GREATER SYDNEY COMMISSION

Yes Note: Requests for the review of Gateway determination will only be considered if the
] No original Gateway determination was made by a delegate of the Minister or Greater Sydney
Commission.

Indicate helow the reason for seeking a review of the Gateway determination. A review can only proceed if one
of these three circumstances has occurred.

A determination has been made that the planning proposal should not proceed

In the case of the above, will this request for review be submitted no more than 42 days from the
date of the original notification of the Gateway determination?

] Yes
] No





A determination has been made that the planning proposal should be resubmitted to the Gateway

In the case of the above, will this request for review be submitted no mare than 42 days from the
date of the original notification of the Gateway determination?

[ Yes
1 No

X A determination has been made that has imposed requirements (other than consultation
requirements) or makes variations to the proposal

In the case of the above, have you indicated your intent to submit a request for review no more than

14 days from the date of the original nofification of the Gateway determination?

[] Yes This was not possible given the St Leonards Crows Nest Draft 2036 Plan was not
No released within 14 days of the determination.

Will this request for review itself be submitted no more than 42 days after this date from the date of

the original nofification of the Gateway determination?

Yes
] No

82 The Planmng Proposal

DEPARTMENTS REFERENCE NUIV]BER
(PP_2018 LANEC 001 00 |
NAME OF THE LOCAL GOVERNMENT AREA

Lane Cove |
DESCRIPTION OF PROPCSAL

[Introduce Shop Top Housing as Additional Permitted Use and amend maximum building height
LOCAL ENVIRONMENTAL PLAN (LEP} TO BE AMENDED BY THE PLANNING PROPOSED

[ Lane Cove Local Environmental Plan 2009 |
IS THE LEP TO BE AMENDED (ABOVE) A STANDARD INSTRUMENT LEP?

Yes
] No

INFORMATION REQUIREMENTS

Requests should be accompanied by:

- an application form

- a copy of the planning proposal as submitted to the Gateway

- a copy of all additional information and documentation provided at the Gateway

- justification for why an alteration of the Gateway determination is warranted (if applicable),
including, where relevant, responses to issues raised by the original Gateway decision maker

- if relevant, disclosure of reportable political donations under section 147 of the Act.

Please refer to ‘A guide fo preparing local environmental plans’ for the necessary information
reguirements.

List below all the documents, maps, plans, studies, information and any other supporting information that
comprises your proposed instrument and request for pre-gateway review.

INFORMATION PROVIDED

[- Application Form
- Cover Letter- Justification for review of Gateway Determination
- Planning Proposal (as submitied to the Gateway) including:
- Planning Proposal Report
- Urban Design Report
- Addendum Letter- Review of St Leonards and Crows Nest Interim Statement
- Strategic and Site Specific Merit Test
- Gateway Determination Documents






: C1 — Donation and Gift Disclosure

Section 147 of the Environmental Planning and Assessment Act 1979 requires the public disclosure of
reportable political donations or gifts when lodging or commenting on a relevant planning application. This law is
designed to improve the transparency of the planning system.

DO YOU HAVE ANY DONATIONS OR GIFTS TO DISCLOSE?
] Yes
No

How and when do you make a disclosure?

The disclosure to the Minister or the Secretary of a reportable political donation or gift under section 147 of the

Act is to be made:

(a) in, orin a statement accompanying, the relevant planning submission if the donation is made before the
submission is made, or

(b) if the donation is made afterwards, in a statement of the person to whom the relevant planning
submission was made within 7 days after the donation is made.

What information needs to be included in a disclosure?

The information requirements of a disclosure of reportable political donations are outlined in section 147(9) of

the Act. A Disclosure Statement Template which outlines the information requirements for disclosures to the

Minister or to the Secretary can be found on the department’s website: www.planning.nsw.gov.au/donation-and-

gift-discloure

C2 - Signature(s)

By signing below, I/we hereby declare that all information contained within this application form is accurate at
the time of signing.

Signature(s)

W Alex Belcastro
National Business Development Manager

Ramsay Health Care, Australia

Name(s)

| Alex Belcastro 5]
In what capacity are you signing

[National Business Development Manager — Ramsay Health Care, Australia
Date

116/10/2018
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#\VILLOW TREE
PLANNING

ACN: 146 035 707 ABN: 54 146 035 707
Suite 7, Level 7, 100 Walker St,

North Sydney NSW 2060

P 029929 6974
enquiries@willowtreeplanning.com.au

Department of Planning and Environment
GPO Box 39
Sydney NSW 2001

Attention: Carina Lucchinelli

RE: PLANNING PROPOSAL (PP_2018_LANEC_001_00) TO AMEND LANE COVE LOCAL
ENVIRONMENTAL PLAN 2009 TO PERMIT SHOP TOP HOUSING AS AN ADDITIONAL
PERMITTED USE AND ADDITIONAL BUILDING HEIGHT

2 GREENWICH ROAD, GREENWICH (LOT 1 IN DP 662215 AND LOT 2 IN DP 56604)

Dear Carina,

This letter has been prepared by Willowtree Planning Pty Ltd on behalf of Ramsay Health Care and accompanies
a request for Gateway Determination Review. The subject Planning Proposal (PP_2018_LANEC_001_00) seeks
to amend Lane Cove Local Environmental Plan 2009 (LCLEP2009) to include Shop Top Housing as an Additional
Permitted Use, as well as additional building height, on the site within the B3 Commercial Core zone. The land
subject to this Planning Proposal is described as 2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2
in DP 56604).

Through the Gateway Determination dated 6 September 2018, the proposal was approved to proceed, subject
to a number of conditions. Pursuant Condition 1(a), the Planning Proposal is required fo be updated to
demonstrate consistency with the draft findings of the St Leonards and Crows nest Station Precinct strategic
investigation, and pursuant to Condition 5, the Planning Proposal is required to be amended to demonstrate
consistency with the final strategic planning framework for the St Leonards and Crows Nest Station Planning
Precinct.

Ensuing the Gateway Determination, the Draft 2036 Plan for St Leonards and Crows Nest was published online
by the Department of Planning and Environment (DPE). Owing to Condition 1(a) and Condition 5 of the
Gateway Determination, the Draft 2036 Plan for St Leonards and Crows Nest has direct implications for the
rezoning of the site.

The Draft 2036 Plan for St Leonards and Crows Nest is inconsistent with the Planning Proposal as it has been
assessed by DPE to-date. In relation to the site, the Draft 2036 Plan for St Leonards and Crows Nest also
deviates from the St Leonards and Crows Nest Interim Statement, with which the Planning Proposal was
consistent.
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GATEWAY REVIEW

PP_2018 LANEC_001_00 — Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top
Housing as an Additional Permitted Use and Additional Building Height

2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)

If the Planning Proposal was required to be amended to be consistent with the Draft 2036 Plan for St Leonards
and Crows Nest, it would alter significantly from the assessment carried out by DPE, essentially rendering this
assessment irrelevant and invalid. The assessment process was however detailed, comprehensive and in
accordance with statutory requirements, meaning that the assessment should not be dismissed.

Similarly, the Planning Proposal was determined to exhibit strategic and site-specific merit. The strategic and
site-specific merit of the proposal remains unchanged, despite the recently-released Draft 2036 Plan for St
Leonards and Crows Nest, Accordingly, it would be unjustified to now ignore the proposal’s strategic and site-
specific merit as previously acknowledged by both the Sydney North Planning Panel and DPE.

On this basis, it is requested that the Gateway Determination is reviewed, specifically with respect to Condition
1(a) and Condition 5. For the reasons outlined above, the Planning Proposal should not be linked to the Draft
2036 Plan for St Leonards and Crows Nest or the final strategic planning framework for the St Leonards and
Crows Nest Station Planning Precinct. Rather, the proposal has been assessed as exhibiting strategic and site-
specific merit, and this should be reflected in the amended Gateway Determination. The de-linking of the
Planning Proposal from plans for the St Leonards and Crows Nest Precinct has already been discussed with
DPE, immediately following the release of the Gateway Determination and associated conditions. As reiterated
through this statement, the proposal exhibits strategic and site-specific merit on a standalone basis and
therefore there is no need for the rezoning to be contingent on the precinct planning.

Supporting this request, the following documents demonstrate the strategic and site-specific merit of the
proposal, accounting for key State regional, district and local Strategic Plans, and the tests prescribed in DPE’s
A Guide to Preparing Local Environmental Plans:

= Planning Proposal Report prepared by Willowtree Planning.

= Urban Design Report prepared by Roberts Day.

= Addendum Letter prepared by Willowtree Planning to address the St Leonards and Crows Nest Interim
Statement that was released by the Department of Planning and Environment (DPE) on 4 August 2017.

» Strategic and Site-Specific Merit Test prepared by Willowtree Planning.

» Gateway Determination Report prepared by DPE and dated 4 September 2018.

Additionally, the following chronology assists in demonstrating the comprehensive assessment process through
which the Planning Proposal in its current form has progressed:

11 April 2017 — Planning Proposal lodged with Lane Cove Council.

14 August 2017 — Rezoning Review Request submitted to DPE.

18 August 2017 — Strategic and Site-Specific Merit Test submitted to DPE to support Rezoning Review.

18 August 2017 — Rezoning Review application formally lodged by DPE.

25 October 2017 — Briefing Meeting with Sydney North Planning Panel, DPE, Council, and the

Proponent, and Site Inspection.

= 25 October 2018 — Planning Panel determined that the proposed instrument should be submitted for
a Gateway determination because the proposal has demonstrated strategic and site-specific merit.

= 22 December 2017 — Planning Panel appointed Planning Proposal Authority (PPA).

= 6 September 2018 — Gateway determination by DPE that the proposal should proceed, subject to

conditions.

It is noted that at the time of determining the Rezoning Review and recommending the submission of the
proposal to the Gateway, the Planning Panel considered the merits of rezoning the site to R4 High Density
Residential as an alternative to introducing an Additional Permitted Use for Shop Top Housing. At the time, the
Applicant explained that the proposed Additional Permitted Use represented an effort to retain employment on
the site, however also indicated they would consent to the amendment of the proposal if an R4 rezoning was
deemed by the Panel to exhibit greater strategic and site-specific merit. The Panel then however determined
to proceed with the proposal in its original form, being for an Additional Permitted Use for Shop Top Housing.
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GATEWAY REVIEW

PP_2018 LANEC_001_00 — Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top
Housing as an Additional Permitted Use and Additional Building Height

2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)

As described herein, the primary reason for this Gateway Determination Review relates to the deviation of the
Draft 2036 Plan for St Leonards and Crows Nest from the planning that has been carried out for the site prior
to its release, and thereby the need to de-link the Planning Proposal from the Draft 2036 Plan for St Leonards
and Crows Nest. Justification relies on the strategic and site-specific merit of the Planning Proposal in its current
form (as distinct from the Draft 2036 Plan for St Leonards and Crows Nest). The following summarises the
grounds on which the proposal exhibits strategic and site-specific merit, thereby justifying the Gateway Review:

= The proposal is consistent with the Greater Sydney Region Plan and North District Plan:

= In accordance with the Plan’s Productivity Priorities, the proposed broadening and
densification of uses on the site will increase the supply and diversity of available commercial
floor space and housing in a highly accessible location.

» By providing new residential accommodation in conjunction with commercial premises, a wide
range of people will be accommodated, as required by the Plan’s Liveability Priorities. Housing
affordability and choice will therefore be improved whilst promoting high standards of living,
ultimately creating a liveable and loveable place to live, work and visit. Specifically, the
provision of shop top housing on the site will contribute to the delivery of the 1,900 new
dwellings required for Lane Cove over the next five (5) years.

= Commensurate with Sustainability Priorities, the proposed rezoning will also augment the
efficiency with which land is used through the diversification and densification of uses that
are highly compatible with surrounding development and coordinated with supportive
infrastructure.

= The proposal was consistent with the previous iteration of planning for the St Leonards and Crows
Nest Station Precinct. Notably, the site was identified /in-between the Pacific Highway Corridor and St
Leonards South Residential precinct. In accordance with the vision for the Pacific Hwy corridor, the
proposal would provide lower-floor employment-generating uses, whilst also being consistent with the
vision for St Leonards South which is proposed to be a higher density residential area over time. Shop
top housing would allow for the site to provide a transition between these two character areas.

»= The proposed rezoning is consistent with local strategic plans including Liveable Lane Cove 2035 (being
Council’s adopted Community Strategic Plan). The proposal will contribute to the creation of a liveable
area offering a range of housing connected to infrastructure, jobs and community facilities by an
integrated transport network.

» The subject site is not identified in proximity of any area of biodiversity and accordingly the proposal
will not exhibit any adverse impact on the natural environment. Neither does the site comprise any
other environmental values, resources or hazards. Rather the proposal relates to a site that has been
historically developed and forms part of an established urban area.

» The site is located within the transition zone between high density commercial development adjacent
to the Pacific Highway and lower density residential development to the south. Shop top housing
responds to this transitionary context through the integration of both commercial and residential uses
contained within a built form that makes efficient use of the site whilst also protecting neighbouring
amenity. Further details of the contextually-responsive and sympathetic conceptual design are
provided within the Urban Design Report.

= Shop top housing on the site would also complement the surrounding context by assisting in the
creation of a neighbourhood centre for Greenwich North to enhance the amenity, convenience and
level of service afforded to residents and workers of the area.
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GATEWAY REVIEW

PP_2018 LANEC_001_00 — Amendment to Lane Cove Local Environmental Plan 2009 to Permit Shop Top
Housing as an Additional Permitted Use and Additional Building Height

2 Greenwich Road, Greenwich (Lot 1 in DP 662215 and Lot 2 in DP 56604)

= The site is serviced by existing infrastructure that is capable of servicing higher density commercial
and residential development.

»= The site is highly accessible and ideally located in accordance with the principles of Transit Oriented
Development (TOD). Specifically, the site is within 600m walking distance of St Leonards train station,
1.2km of the new Crows Nest Metro station and in immediate proximity of multiple bus stops, has
been a transit score of 71 denoting excellent transit that is convenient for most trips, and has a
walkscore of 84 representing a very walkable location with most errands accomplishable on foot.

= In their favourable assessment and determination of the Rezoning Review, the Sydney North Planning
Panel concluded the proposal demonstrates strategic and site-specific merit.

= By approving the Planning Proposal to proceed through the Gateway, DPE acknowledged the merit
of the proposal, specifically on the basis of it delivering housing supply and choice in an area
supported by existing and future public transport infrastructure.

This request for Gateway Review is also supported by the following enclosed documents:

» Gateway Determination Review Application Form.
= Cover Letter (Justification for Review of Gateway Determination).
»= Planning Proposal (as submitted to the Gateway), including:
= Planning Proposal Report.
= Urban Design Report.
» Addendum Letter (Review of St Leonards and Crows Nest Interim Statement).
» Strategic and Site-Specific Merit Test.
= Gateway Determination Documents.

The letter and the enclosed documents are considered to suitably justify the amendment of Lane Cove Local
Environmental Plan 2009 (LCLEP2009) to include Shop Top Housing as an Additional Permitted Use, as well
as additional building height, on the site. It is therefore recommended that the Gateway Determination is
reviewed and amended as requested as soon as practical.

Yours faithfully,

/4

Chris Wilson

Managing Director

Willowtree Planning

(0432 472 282 or cwilson@willowtreeplanning.com.au)

4 @A \VILLOW TREE
www.willowtreeplanning.com.au A national town planning consultancy P LA N N| N G



mailto:cwilson@willowtreeplanning.com.au




i‘i

Ak .

Tewy | Planning &
NSW Environment

PP_2018_LANEC_001_00/(IRF18/935)

Mr Peter Debnam

Chair

Sydney North Planning Panel
c/o Planning Panels Secretariat
GPO Box 39

SYDNEY NSW 2001

Dear Mr Debnam

Planning proposal PP_2018 LANEC_001_00 to amend Lane Cove Local
Environmental Plan 2009

| am writing in response to the Panel’s request for a Gateway determination under
section 3.34(1) of the Environmental Planning and Assessment Act 1979 (the Act) in
respect of the planning proposal to include shop-top housing as an additional permitted
use and increase the permitted building height at 2 Greenwich Road, Greenwich.

As delegate of the Greater Sydney Commission, | have now determined the planning
proposal should proceed subject to the conditions in the enclosed Gateway
determination.

As the site is located within the St Leonards and Crows Nest Station Planned
Precinct Investigation area, prior to exhibition, the proposal is to be updated to
demonstrate consistency with the draft Land Use and Infrastructure
Implementation Plan.

The proposal must also include a satisfactory arrangements provision for
contributions to designated state public infrastructure identified as part of the
strategic investigation work.

It is noted that the planning proposal has not demonstrated that it will allow an
appropriate built form that is compatible with surrounding development. Changes to
the proposed concept design will be required and the revised concept design tested
against Part 2 of the Apartment Design Guide to demonstrate suitability of the scale
and bulk of the development in accordance with the guide.

The proposal should also be updated to demonstrate consistency with the relevant
objectives and priorities of the North District Plan and the Greater Sydney Region
Plan.

The amending Local Environmental Plan (LEP) is to be finalised within 18 months

of the date of the Gateway determination. The Panel should aim to commence the
exhibition of the planning proposal as soon as possible. The Panel's request for the
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Department of Planning and Environment to draft and finalise the LEP should be
made eight weeks prior to the projected publication date.

The State government is committed to reducing the time taken to complete LEPs by
tailoring the steps in the process to the complexity of the proposal, and by providing
clear and publicly available justification for each plan at an early stage. In order to meet
these commitments, the Greater Sydney Commission may take action under section
3.32(2)(d) of the Act if the time frames outlined in this determination are not met.

Should you have any further enquiries about this matter, | have arranged for Ms
Carina Lucchinelli to assist you. Ms Lucchinelli can be contacted on 9274 6563.

Yours sincerely

V4
phen Murray ’g’/

Executive Director, Regions
Planning Services

Encl: Gateway determination
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Gateway Determination

Planning proposal (Department Ref: PP_2018 _LANEC_001_00): to introduce
shop-top housing as an additional permitted use and amend the maximum permitted
building height.

l, the Executive Director, Regions at the Department of Planning and Environment,
as delegate of the Greater Sydney Commission, have determined under section
3.34(2) of the Environmental Planning and Assessment Act 1979 (the Act) that an
amendment to the Lane Cove Local Environmental Plan (LEP) 2009 to introduce
shop-top housing as an additional permitted use and amend the maximum permitted
building height should proceed subject to the following conditions:

1. The planning proposal is to be updated to:

(a)

(b)

(c)
(d)

(e)

()
(9)
(h)

demonstrate consistency with the draft findings of the St Leonards and
Crows Nest Station Precinct strategic investigation (being undertaken by
the Department in consultation with Lane Cove, Willoughby City and North
Sydney Councils), including the relevant proposed land use, height and
floor space ratio;

include a revised concept design that is tested against Part 2 of the
Apartment Design Guide of SEPP No 65 — Design Quality of Residential
Apartment Development;

include a traffic impact assessment;

include a satisfactory arrangements provision for contributions to
designated state public infrastructure identified as part of the St Leonards
and Crows Nest Station Precinct strategic investigation;

address relevant priorities and actions in the Greater Sydney Region Plan
and the North District Plan;

address the relevant priorities and strategies in Liveable Lane Cove 2035;
include a project timeline; and

provide revised mapping for the proposed increase in the maximum
building height that correctly identifies the subject site.

Prior to community consultation, the planning proposal is to be revised in

accordance with condition 1 and forwarded to the Department for review and
approval.

3. Community consultation is required under section 3.34(2)(c) and schedule 1
clause 4 of the Act as follows:

(@)

the planning proposal must be made publicly available for a minimum of
28 days; and

PP_2018_LANEC_001_00 (IRF18/935)





Q“

N .

“~wy | Planning &
NSW Environment

(b) the planning proposal authority must comply with the notice requirements
for public exhibition of planning proposals and the specifications for
material that must be made publicly available along with planning
proposals as identified in section 5.5.2 of A guide to preparing local
environmental plans (Department of Planning and Environment 2016).

4. Consultation is required with the following public authorities and organisations
under section 3.34(2)(d) of the Act:
e Transport for NSW,
e Transport for NSW — Sydney Trains;
e NSW Department of Education;
e Northern Sydney Local Health District;
e Roads and Maritime Services; and
e Lane Cove Council

Each public authority/organisation is to be provided with a copy of the planning
proposal and any relevant supporting material, and given at least 21 days to
comment on the proposal.

5.  Prior to finalisation, the planning proposal is to be amended to demonstrate
consistency with the final strategic planning framework for the St Leonards and
Crows Nest Station Planned Precinct.

6. A public hearing is not required to be held into the matter by any person or
body under section 3.34(2)(e) of the Act. This does not discharge Council from
any obligation it may otherwise have to conduct a public hearing (for example,
in response to a submission or if reclassifying land).

7.  The time frame for completing the LEP is to be 18 months following the date of

the Gateway determination.

Dated ¢ o day of .)’e//”"é‘/ 2018.

X

ecutive Dirgéor, Regions
Planning Services
Department of Planning and
Environment

Delegate of the Greater Sydney
Commission
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Planning Services
Gateway Determination Report

LGA Lane Cove
PPA Sydney North Planning Panel
NAME Planning proposal to permit shop-top housing as an

additional permitted use and increase the maximum building
height at 2 Greenwich Rd, Greenwich (70 homes, 10 jobs).

NUMBER PP 2018 LANEC 001 00

LEP TO BE AMENDED Lane Cove Local Environmental Plan 2009
ADDRESS 2 Greenwich Road, Greenwich
DESCRIPTION Lot 2 DP 566041

RECEIVED 28 January 2017

FILE NO. IRF18/935

POLITICAL DONATIONS There are no donations or gifts to disclose and a political
donation disclosure is not required.

LOBBYIST CODE OF There have been no meetings or communications with
CONDUCT registered lobbyists with respect to this proposal.
INTRODUCTION

Description of planning proposal

The planning proposal seeks to amend Lane Cove Local Environmental Plan (LEP) 2009 at
2 Greenwich Road, Greenwich to include shop-top housing as an additional permitted use
and increase the maximum building height from 25m to 33m.

The proposal is supported by two concept designs (or scenarios), both proposing an 11-
storey shop-top housing development with ground floor commercial/retail space (915m?)
and 10 storeys of residential above.

Scenario 1 proposes 60 dwellings with a floor space ratio (FSR) of 2.4:1, and Scenario 2
proposes 70 dwellings with an FSR of 2.7:1. Both concepts seek the same amendments to
the LEP and do not seek to alter the existing maximum FSR of 3:1.

According to the proposal, Scenario 1 integrates with the current planning controls.
Scenario 2 anticipates an uplift in the density of surrounding properties, given the site is
within the St Leonards and Crows Nest Station Precinct and within proximity of the precinct
boundary for the St Leonards South Draft Master Plan (this is discussed in further detail on
page 6). The supporting urban design report provides a framework for the densification of

the Greenwich area.

As shown in Figures 1 and 2 (next page), the roof form and height transitions for each of
the proposed scenario concept designs are different. However, the proposed site planning,
lower level setbacks and podium heights for each scenario are the same.
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Figure 1: Proposed concept 1 — section A-B (source: Roberts Day)
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Figure 2: Proposed concept 2 — section A-B (source: Roberts Day).

Background

The planning proposal was submitted to Lane Cove Council on 11 April 2017. The
proponent lodged a rezoning review request on 18 August 2017 as the proposal had not
been determined within 90 days of lodgement.

The Sydney North Planning Panel considered the planning proposal on 25 October 2017.
Most of the Panel members were of the view that the proposal should be submitted for
Gateway assessment subject to the zoning, density and height being consistent with the
outcomes of the strategic investigation being undertaken by the Department for St Leonards
and Crows Nest prior to exhibition of the planning proposal.

The Panel was also of the view that the retention of the B3 zoning and inclusion of shop-top
housing is undesirable as it would make the site the only B3 zone in the Lane Cove LEP
with shop-top housing permissible. The Panel recommended the proposed provisions be

reconsidered to be consistent with the current adjoining and likely future zoning.
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On 22 December 2017, the Panel was appointed the role of planning proposal authority
(PPA) as Council did accept the PPA role within 42 days of the Panel’s recommendation.

Site description
The site is occupied by the Northside Clinic Private Hospital, which is a three-storey mental
health care hospital providing 92 beds.

The site is one block from the south-east corner of the Pacific Highway and Greenwich
Road (Figure 3). It has an area of 2,140m? and is steeply sloping with a 5m fall to the rear
boundary and 3m fall to the southern boundary. Vehicular access is available from

Greenwich Road.

The site is zoned B3 Commercial Core under the Lane Cove LEP (Figure 4). It is subject to a
maximum FSR of 3:1 and a maximum building height of 25m (Figures 5 and 6).
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Figure 3: Location of subject site.
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Figure 4: Extract from Lane Cove LEP land zoning map

Figure 5: Extract from Lane Cove LEP FSR map
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Figure 6: Extract from Lane Cove LEP height of buildings map.

Surrounding area

Adjoining the site to the north at 154 Pacific Highway is a 10-storey office building. To the
south of the site is a three-storey residential flat building, and to the east are detached
dwellings of two to three storeys.

NORTHSIDE CLINIC
(State Significant Project)

Figure 7: Locality map (source: Roberts Day).
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St Leonards and Crow Nest Station Precinct Investigation Area

The site is within the Department’s St Leonards and Crows Nest Station Precinct
Investigation Area. The site is approximately 600m walking distance from St Leonards Train
Station and 1.2 km from the future Crows Nest Metro Station.

The Department released an interim statement in August 2017 to provide the community
with preliminary findings of its investigation work and a draft vision and guiding planning
principles for the area. The subject site is on the cusp of two different character areas,
being the Pacific Highway Corridor and Residential (St Leonards South) (Figure 8).

The Pacific Highway Corridor is proposed to be a high-density mixed-use corridor with a
key focus on employment. St Leonards South is proposed to be a higher-density residential
area, with increased densities focused on areas closest to the station.

KEY

Subject site

® :

Figure 8: Extract from St Leonards and Crows Nest Station Precinct interim statement.

St Leonards South Draft Master Plan

On 2 September 2016, a Gateway determination was issued for the St Leonards South
Draft Master Plan, a Council-led planning proposal four blocks to the east of the subject site
(Figure 9, next page).

The proposal seeks to rezone the land from R2 Low Density Residential to R4 High Density

Residential, increase the maximum building heights from 9.5m to heights ranging from 15m
to 65m, and increase the maximum FSR from 0.5/0.6:1 to FSRs ranging from 2.5:1 to 4:1.

The proposal was exhibited from 31 October 2017 to 5 January 2018 and has not yet been
determined.
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Figure 9: St Leonards South Draft Master Plan rezoning area.

Summary of recommendation
It is recommended that the planning proposal proceed subject to conditions.

The planning proposal is considered to have strategic merit as it will assist in delivering
housing supply and choice in an area supported by existing and future public transport
infrastructure, being St Leonards Station and the future Crows Nest Metro Station.

The proposal is supported subject to its consistency with the draft Land Use and
Infrastructure Implementation Plan (LUIIP) for the St Leonards and Crows Nest Station
Planned Precinct investigations, prior to exhibition. The proposal is also required to be
consistent with the final masterplan for the precinct before it may be finalised.

These requirements are reflected in the conditions of the Gateway determination and are
consistent with the Sydney North Planning Panel's recommendations of 25 October 2017.

The proposal has not demonstrated that it will enable an appropriate built form that is
compatible with surrounding development. A revised concept and urban design analysis will
be required that considers the key objectives for site planning outlined in the Apartment
Design Guide of SEPP No 65 — Design Quality of Residential Apartment Development.

PROPOSAL

Objectives or intended outcomes

The statement of objectives accurately describes the intention of the planning proposal,
which is to enable the development of shop-top housing on the site. The proposal intends to:

e enable shop-top housing to be developed on the site, that incorporates ground floor
commercial premises and upper level residential accommodation;

e introduce a transitional development that complements the range of surrounding land
uses and integrates with adjoining built form;

e provide new housing in an accessible, established urban area to improve housing choice
and affordability in the area and meet the housing needs of the growing population;

e preserve employment-generating activities on the site to provide jobs and services to
support the local population;
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e activate the site and public domain at street level through the provision of active ground
floor uses; and

e assist in the creation of a neighbourhood centre for Greenwich.
Explanation of provisions

The following amendments to Lane Cove LEP 2009 are proposed:
e include shop-top housing as an additional permitted use; and

e increase the maximum building height from 25m to 33m.

It is proposed to achieve these amendments by introducing shop-top housing as an
additional permitted use under Schedule 1 of the Lane Cove LEP 2009 and amending the

height of buildings map as per Figure 10.

Part of the Department’s precinct investigations will include the preparation of a Land Use
and Infrastructure Implementation Plan (LUIIP), which will provide a planning framework for
the precinct and indicate the infrastructure upgrades needed to support the area’s
sustainable growth over the next 20 years.

It is recommended that the explanation of provisions is updated prior to exhibition to reflect
the draft LUIIP, including the proposed land use, maximum building height and FSR, as per
the Panel’s recommendation of 25 October 2017.

Additionally, it recommended that the proposal align with the final masterplan or framework
for the Planned Precinct.

Mapping

The indicative mapping that has been provided with the proposal is not suitable for
exhibition purposes as it does not correctly identify the subject site. A condition of Gateway
requires the planning proposal to be updated to provide revised mapping.

Mapping prepared in accordance with Department technical guidelines would be required
for submission at the plan finalisation stage.

Figure 10: Proposed height of buildings map (source: planning proposal).
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NEED FOR THE PLANNING PROPOSAL

The planning proposal seeks specific LEP provisions and there are no other mechanisms
other than a planning proposal to permit shop-top housing on the site. The planning
proposal is not the subject of any strategic study or report.

The proposal states that a planning proposal is required to implement the priorities and
directions of state, regional and local strategic studies by providing a variety of housing
opportunities close to existing homes.

STRATEGIC ASSESSMENT

State
Greater Sydney Region Plan

The Greater Sydney Region Plan was released by the Greater Sydney Commission on
18 March 2018. It provides a 40-year vision for Greater Sydney and is designed to inform
district plans, local plans and the assessment of planning proposals. Of the 10 directions
set out in the plan, the following are relevant to the proposal:

e A city supported by infrastructure and a collaborative city: A condition of Gateway is
recommended to ensure that the planning proposal is updated prior to exhibition to
reflect the findings of the Department’s draft LUIIP for the St Leonards and Crows Nest
Station Precinct. The Greater Sydney Commission recognises St Leonards as a
collaboration area and the work being carried out by the Department in its facilitation of
interagency engagements and inputs. This work will inform the LUIIP and ultimately
guide the planning proposal.

¢ Providing housing choice and a walkable and accessible city: The proposal is intended
to provide additional housing in an accessible location.

e Creating conditions for a stronger economy: The plan emphasises creating conditions
for residential development within strategic centres, but not at the expense of the
attraction and growth of jobs, retailing and services. Where appropriate, strategic
centres should define commercial cores informed by an assessment of their need.

As part of the Department’s investigations for the St Leonards and Crows Nest Station
Precinct, a strategic employment review is being undertaken to inform the future LUIIP for
the precinct. Employment floor space will be analysed holistically across the precinct to
enable the provision of sufficient commercial floor space in St Leonards. A condition of
Gateway requires the proposal to be updated to demonstrate consistency with the draft
LUIIP prior to exhibition.

The planning proposal has addressed a superseded version of the plan. As per the
conditions of Gateway, the planning proposal is to be updated to address the Greater

Sydney Region Plan.
District

North District Plan

The Greater Sydney Commission published the North District Plan on 18 March 2018. The
plan operates as a bridge between regional and district planning as it allows for the
concentrated implementation of the Region Plan at the District level. The plan
encompasses the Lane Cove Local Government Area.

The plan identifies St Leonards as both a strategic centre and a health and education
precinct due to its high level of support for knowledge, health and education jobs. The plan
also establishes an employment target of 54,000-63,500 jobs by 2036 for St Leonards,
which is a 15-35% increase on the 2016 employment numbers.
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The planning proposal is consistent with the following directions of the plan:

e Planning Priority N4: Fostering healthy, creative, culturally rich and socially
connected communities.

The proposal seeks to promote active and sustainable transport modes through
developing housing on the site with high levels of walkability and accessibility to
public transport and services.

e Planning Priority N5: Providing housing supply, choice and affordability, with access
fo jobs and services

The proposal seeks to contribute to the liveability planning priorities in the plan as it
will provide housing supply, choice and affordability. The proposed development
would add up to 70 units with a mix of 1, 2 and 3-bedroom units.

e Planning Priority N9: Growing and investing in health and education precincts

Whilst the proposal does not alter the existing B3 Commercial Core zone and will
continue to permit employment-generating activities, the introduction of residential on
the site would reduce the likely development potential for commercial uses.

Action 29 of the District Plan states that St Leonards precinct should create
conditions for the co-location of health and education facilities and attract associated
businesses. However, it also recognises scope to include housing opportunities for
students and workers within 30 minutes of the precinct.

Action 31 requires the delivery of a place strategy and infrastructure plan to find the
right balance between these competing objectives within the precinct. This plan is
currently underway by the Department in consultation with Council in the form of a
Land Use and Infrastructure Implementation Plan for the precinct. As such, a
condition of Gateway requires the proposal to be updated to demonstrate
consistency with the infrastructure implementation plan prior to exhibition.

e Planning Priority N12: Delivering integrated land use and transport planning and a
30-minute city

The provision of residential capacity within walking distance of the employment
centre of St Leonards as well as public transport infrastructure supports this priority.

The planning proposal has addressed a superseded version of the plan. As per the
conditions of Gateway, the planning proposal is to be updated to address the final North

District Plan.
Local

Council’'s Community Strategic Plan (CSP), Lane Cove 2025, identifies priorities and
aspirations for the community and sets out directions and objectives based on the principles
of sustainability.

The proposal states that it is consistent with the CSP as it will provide for the needs of the
community through the provision of commercial space and new housing to accommodate
businesses and the local population in an accessible location. This adheres to the CSP’s
goals of a well designed, liveable and connected area and a vibrant and sustainable local
economy.

It is noted that on 18 June 2018 Council released a new CSP, Liveable Lane Cove 2035. A
condition of Gateway requires the planning proposal to be updated to address the new

CSP. It is noted that the new CSP has adopted the North District Plan’s employment
capacity target for St Leonards. As required by a condition of Gateway, the proposal will
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need to demonstrate consistency with the LUIIP which will assess the employment needs in
relation to land use for the precinct.

Section 9.1 Ministerial Directions

The planning proposal is consistent with the following section 9.1 Directions:
¢ 3.1 Residential Zones;

3.4 Integrating Land Use and Transport;

6.3 Site Specific Provisions; and

7.1 Implementation of A Plan for Growing Sydney.

1.1 Business and Industrial Zones

The proposal is consistent with this Direction as it retains the existing B3 Commercial Core
zoning and therefore does not reduce the total potential floor space area for employment
uses in business zones.

State environmental planning policies

The proposal is consistent with the following SEPPs:

e SEPP (Building Sustainability Index: BASIX) 2004;

e SEPP (Exempt and Complying Development Codes) 2008;

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

o SEPP (Infrastructure) 2007; and

o SEPP (Affordable Rental Housing) 2009.

SEPP No 65 — Design Quality of Residential Apartment Development

As detailed under “Site-Specific Assessment”, the planning proposal has demonstrated
limited site-specific merit. Part 2 of the ADG provides tools and guidelines to support the
strategic planning process when preparing planning controls to allow appropriate
consideration of site-specific merit. A condition of Gateway is therefore included requiring a
revised concept design that assesses the proposal against Part 2 of the Apartment Design
Guidelines (ADG) for SEPP 65.

SITE-SPECIFIC ASSESSMENT

Social

The proposal seeks to provide opportunity for additional housing in an area that is
accessible to public transport. It also seeks to activate the site at street level by providing a
commercial use at ground level.

Environmental

The site is in an established urban area with no known significant vegetation of ecological
value on the site.

Traffic

The proposal states that the traffic generated from the proposed shop-top housing
development can be accommodated by the existing road network. A condition of Gateway is
included requiring the preparation of a traffic study to demonstrate the potential traffic
impacts of the proposal. Consultation is also required with Roads and Maritime Services.
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Bulk and scale

The planning proposal states that the area from Park Road to Greenwich Road, which was
not included in the boundaries of the St Leonards South Draft Master Plan, can be
expected to follow a similar pattern as the master plan in terms of densification. The
supporting urban design report provides a framework for the densification of Park Road to
Greenwich Road and is provided to support the proposed scenario 2.

It is not clear whether this framework aligns with the strategic investigations for the

St Leonards and Crows Nest Station Planned Precinct Investigation Area. As such, a
condition of Gateway requires that prior to public exhibition of the proposal, that the
planning proposal is revised to demonstrate consistency with the draft Land Use and
Infrastructure Implementation Plan of the St Leonards and Crows Nest Station Planned
Precinct investigations. Additionally and prior to finalisation, the proposal is to be consistent
with the final masterplan/framework for the St Leonards and Crows Nest Station Planned
Precinct.

Building separation and setbacks

A preliminary assessment of the concept design against the Apartment Design Guide
(ADG) has been provided, which assumes that the adjacent site context will change in the
future for the Scenario 2 scheme.

For both the Scenario 1 and 2 schemes, the designs provide a 4.5m southern side setback
from the ground floor to the fourth floor, increasing to 7.5m at the fifth floor. At the eastern
boundary, the two scenario schemes provide a 3m setback for the first four floors. The rear
setback increases significantly for floors 5 to 11, although the distance is not provided
(Figure 11, next page).

The ADG acknowledges that for areas undergoing transition from low density to higher
densities, minimum building separation distances may not be achieved until the area
completes its transition. However, it recommends that where a boundary transitions
between a change in zone from apartment buildings to a lower-density area, the building
setback should be increased by an additional 3m. While the ADG is a guideline only, any
revised proposal should demonstrate that sufficient setbacks can be achieved on the
subject site.

Both Scenarios 1 and 2 consider a building depth of 20m, which is 2m greater than the
apartment depth of 12-18m recommended in the ADG. The proposal states that application
for a design variation will be provided at the detailed design stage to address ventilation
requirements.

A condition of Gateway is included requiring a revised concept that assess this against Part
2 of the Apartment Design Guide for SEPP No 65 — Design Quality of Residential
Apartment Development.

Overshadowing

While the supporting urban design study has provided shadow diagrams to model
overshadowing of the concept design midwinter, it has not provided an assessment of the
impact. The diagrams also do not demonstrate the full extent of the shadowing or
differentiate between new and existing impacts. As per the conditions of Gateway, a revised
concept and urban design analysis is required that considers Part 2 of the Apartment
Design Guide of SEPP No 65 — Design Quality of Residential Apartment Development.
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Figure 11: Site plan of proposed concept design (source: Roberts Day)

Economic

An economic assessment has not been submitted with the planning proposal. However, the
proposal may provide economic benefits by increasing housing availability and creating

employment and economic activity during any potential future construction phase of the
development.

In relation to any potential impacts on future employment floor space, the conditions of the
Gateway determination require that the proposal demonstrates consistency with the LUIIP,
which will assess the employment needs in relation to land use for the St Leonards
precinct.

Infrastructure

It is expected that infrastructure services would be upgraded by the developer, where
required, to support the proposed development.

A condition of Gateway is included requiring the proposal to be updated to include a
satisfactory arrangements provision for contributions to designated state public
infrastructure identified as part of the St Leonards and Crows Nest Station Planned Precinct
strategic investigation being undertaken by the Department in consultation with Lane Cove,
North Sydney and Willoughby City councils.

CONSULTATION

Community

The planning proposal suggests a period of 28 days for community consultation. This
duration is considered suitable and a Gateway condition is included requiring an exhibition
period of 28 days to be undertaken.

Agencies

It is recommended the following agencies be consulted:
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e Transport for NSW;

e Transport for NSW — Sydney Trains;

e Roads and Maritime Services;

e NSW Department of Education;

o Northern Sydney Local Health District; and

e Lane Cove Council.

TIME FRAME

The planning proposal does not include a project timeline. A Gateway condition is included
requiring that a project timeline be provided to monitor the progress of the plan-making
process.

It is considered that a time frame of 18 months from the Gateway determination is sufficient
to complete the proposed amendment. Considering the revised planning proposal will be
pending the release of the Land Use and Infrastructure Implementation Plan of the

St Leonards and Crows Nest Station Precinct, this will provide sufficient time for the
additional information to be prepared for the necessary consultation to be undertaken.

LOCAL PLAN-MAKING AUTHORITY

As the Sydney North Planning Panel is the planning proposal authority for this proposal,
Council has not requested or been authorised to be the local plan-making authority.

CONCLUSION

The planning proposal is considered to have strategic merit as it will assist in delivering
housing supply and choice in an area supported by existing and future public transport
infrastructure, being St Leonards Train Station and the future Crows Nest Metro Station.

Given that the Land Use and Infrastructure Implementation Plan of the St Leonards and
Crows Nest Station Planned Precinct is yet to be released, a condition of Gateway is
included requiring that the proposal be updated to demonstrate consistency with the draft
LUIIP, including the proposed land use, height and FSR. Additionally, the proposal is
required to be consistent with the final masterplan for the precinct before it may be finalised.

These requirements are reflected in the conditions of the Gateway determination and are
consistent with the Sydney North Planning Panel's recommendations of 25 October 2017.

The proposal should also be updated to include a satisfactory arrangements provision for
contributions to state infrastructure identified as part of the strategic investigations being
undertaken.

The planning proposal has demonstrated limited site-specific merit and any revised
proposal should be supported by a traffic impact analysis and a revised concept design
tested against Part 2 of the Apartment Design Guide to address the site-specific merit.

RECOMMENDATION

It is recommended that the delegate of the Greater Sydney Commission determine that the
planning proposal should proceed subject to the following conditions:

1.  Prior to consultation, the planning proposal is to be updated to:

J demonstrate consistency with the draft findings of the Department’s St Leonards
and Crows Nest Precinct strategic investigation, including the proposed land use,

height and FSR;
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provide a revised concept design that is tested against Part 2 of the Apartment
Design Guide of SEPP No 65 - Design Quality of Residential Apartment
Development;

include a traffic impact assessment;

include revised mapping for the proposed increase in the maximum building
height that correctly identifies the subject site;

include a satisfactory arrangements provision for contributions to designated
state public infrastructure identified as part of the St Leonards and Crows Nest
Station Precinct strategic investigation being undertaken by the Department in
consultation with Lane Cove, Willoughby City and North Sydney councils;

address relevant priorities and actions in the Greater Sydney Region Plan and
the North District Plan;

address the relevant objectives and strategies in Liveable Lane Cove 2035; and

include a project timeline.

Prior to community consultation, the planning proposal is to be revised in accordance
with condition 1 and forwarded to the Department for review and approval.

Consultation is required with the following public authorities:

[ ]

Transport for NSW;

Transport for NSW — Sydney Trains;
Roads and Maritime Services;

NSW Department of Education;

Northern Sydney Local Health District; and

Lane Cove Council.

The planning proposal should be made available for community consultation for a
minimum of 28 days.

Prior to finalisation, the planning proposal is to be amended to demonstrate
consistency with the final strategic planning framework for the St Leonards and Crows
Nest Station Planned Precinct.

The time frame for completing the LEP is to be 18 months from the date of the
Gateway determination.

Dmked 4/3)12

91,
Brendan Metcalfe Amanda Harvey Q//df‘/
Acting Team Leader, Sydney Region East Director, Sydney Region East

Planning Services

Contact Officer: Carina Lucchinelli
Senior Planning Officer, Sydney Region East
Phone: 9274 6563
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i1,
N‘S% Planning & Gateway
o | ENVIronment Determination

Review
Application Form

Date received: Reference No.

LN-'-MW e s

Instructions to users

This form is to be completed if you wish to request an independent review related to plan-making under Part 3
of the Environmental Planning and Assessment Act 1979. This form relates to Gateway determination review

requests.

A Gateway determination review can be sought following a Gateway determination where a determination is

made that:

a) the planning proposal should not proceed;

b) the planning proposal should be resubmitted to the Gateway; or

c) imposes requirements (other than consultation requirements) or makes variations to the proposal that the
praponent or council thinks should be reconsidered.

Note: With reference to point ‘¢’ above, a request to review a Gateway determination can only be made prior to
the commencement of community consultation on the planning proposal.

Note: Gateway reviews can only be sought if the original Gateway determination was made by a delegate of
the Minister or the Greater Sydney Commission.

Before lodging a request for review, it is recommended that you consult the Planning Circular ‘/ndependent
reviews of plan-making decisions’ and ‘A guide to preparing local environmental pfans’, which can be found on
the department's website www.planning.nsw.gov.au. The guide gives a step-by-step explanation of the review
procedure and necessary requirements.

To ensure that your request for review is accepted, Note: The department may request further information
you must: if your request for review is incomplete or inadequate.
« complete all relevant parts of this form
« submit all relevant information required by this A fee is not charged for a Gateway determination

form review.
o provide one hard copy of this form and required

documentation All requests must be lodged with the depariment’s
« provide the form and documentation in electronic  relevant Regional Office. Please refer to

format (e.g. CD-ROM) www.planning.nsw.gov.au for contact details.

#

A1 — Applicant Details
Principal contact
Mr [IMs [JMrs [J Dr ] Other

First name Family name
[Chris | Wilson |
Name of company (N/A if an individual)
Willowtree Planning Pty Ltd c/o Ramsay Health Care |
Unit/street no. Street name
Sk 8 daieas [Suite 4, Level 7| 100 Walker Street |
Suburb/town State Postcode
[North Sydney | [NSW | [2060 ]
Postal address PO BoxorBag  Suburb or town
(or mark ‘as [As above | | |
abave’)

Departmerit of Planning

| Receivad
17 0CT 21
Scanning Room
PCU075956






State Postcode Daytime telephone  Fax

l | | l | | |

Email Maobile
 [cwilson@willowtp.com.au | (0432472282 |

+A2 = Site Detall .

Identify the land that is to be the subject of the planning proposal and for which you seek a review
Unit/street no. Street name

Street address 2 | |Greenwich Road ]
Suburb/town State Paostcode
| Greenwich L [NSW | [2065 |

NAME OF THE SITE

E §
REAL PROPERTY DESCRIFTION

[Lot 1 DP 662215 and Lot 2 DP 566041 |

The real property description is found on a map of the land or on the fitle documents for the fand.
i you ara unsure of the real property description, vou should contact the Department of Finance
and Services, Land and Property Information. Flease ensure that vou place a forward slash (/) fo
distinguish betweean the lof, section DP and strata numbers. If the proposal applies to more than
one piece of land, please use a comma (,) to distinguish betweer: sach real property description.

PROVIDE DETAILS OF ALL AFFECTED LANDOWNERS WHERE THEY ARE NOT THE DIRECT APPLICANT

[ Ramsay Health Care i
HAVE ALL OWNERS OF LAND TO WHICH THIS PLANNING PROPOSAL APPLIES BEEN NOTIFIED?

X Yes Note: if some land owners, but nof all, have heen

ED] go N but o all notified, list below those notified:
cime nave duinat a

O NiA (Applicant is owner)

CURRENT ZONING OF THE LAND AT THE SITE

(B3 Commercial Core |
CURRENT LAND USE AT THE SITE

[Hospital |

B1 - Reason for Gateway Review

WAS THE ORIGINAL GATEWAY DETERMINATION MADE BY A DELEGATE OF THE MINISTER OR
GREATER SYDNEY COMMISSION

Yes Note: Requests for the review of Gateway determination will only be considered if the
T No ariginal Gateway determination was made by a delegate of the Minister or Greater Sydney
Commission.

Indicate below the reason for seeking a review of the Gateway determination. A review can only proceed if one
of these three circumstances has cccurred.

D A determination has been made that the planning proposal should not proceed

In the case of the above, will this request for review be submitted no more than 42 days from the
date of the original notification of the Gateway determination?

[] Yes
[l No





D A determination has been made that the planning proposal should be resubmitted to the Gateway

In the case of the above, will this request for review be submitted no more than 42 days fram the
date of the original notification of the Gateway determination?

[ ves
] No

v | A determination has been made that has imposed requirements (other than consultation
requirements) or makes variations to the proposal

In the case of the above, have you indicated your intent to submit a request for review no more than

14 days from the dafe of the original notification of the Gateway determination?

[] Yes This was not possible given the St L.eonards Crows Nest Draft 2036 Plan was not
No released within 14 days of the determination.

Will this request for review itseif be submitted no more than 42 days aiter this date from the dale of

the original notification of the Gateway determination?

Yes
] No

B2 - The Planning Proposal
DEPARTMENT'S REFERENCE NUMBER:

[PP 2018 LANEC 001 00 |
NAME OF THE LOCAL GOVERNMENT AREA

[Lane Cove ]
DESCRIPTION OF PROPOSAL

Untroduce Shop Top Housing as Additional Permitted Use and amend maximum building height
LOCAL ENVIRONMENTAL PLAN {LEP) TO BE AMENDED BY THE PLANNING PROPOSED

[ Lane Cove Local Environmental Plan 2008 !
IS THE LEP TO BE AMENDED (ABOVE) A STANDARD INSTRUMENT LEP?

Yes
] No

INFORMATION REQUIREMENTS

Requests should be accompanied by:

- an application form

- a caopy of the planning proposal as submitted to the Gateway

- & copy of all additional information and documentation provided at the Gatewsay

- jusfification for why an alteration of the Gateway determination is wamranted {if applicable),
including, where relevant, responses to issues raised by the original Gateway decision maker

- if relevant, disclosure of reportable political donations under section 147 of the Act.

Please refer to 'A guide fo preparing local environmental plans’ for the necessary information
requirements.

List below 2l the documents, maps, plans, siudies, information and any other supporting information that
comprises your propesed instrument and reguest for pre-gateway review.

INFORMATION PROVIDED

l- Application Form

- Cover Letter- Justification for review of Gateway Determination

- Planning Proposal (as submitted o the Gateway) including:
- Planning Proposal Report
- Urban Design Report
- Addendum Letter- Review of St Leonards and Crows Nest Interim Statement
- Strategic and Site Specific Merit Test

- Gateway Determination Documents






'PART C — DISCLOSURE AND SIGNATURES

C1_5_Do_ﬁatiqn ‘and'Gift Disc_l'os_gilfé

Section 147 of the Environmental Planning and Assessment Act 1979 requires the public disclosure of
reportable political donations or gifts when lodging or commenting on a relevant planning application. This law is
designed to improve the transparency of the planning system.

DO YOU HAVE ANY DONATIONS OR GIFTS TO DISCLOSE?

[ Yes
Neo

How and when do you make a disclosure?

The disclosure to the Minister or the Secretary of a reportable political donation or gift under section 147 of the

Act is to be made:

(a) in, orin a statement accompanying, the relevant planning submission if the donation is made before the
submission is made, or

(b) if the donation is made afterwards, in a statement of the person to whom the relevant planning
submission was made within 7 days after the donation is made.

What information needs to be included in a disclosure?

The informaticn requirements of a disclosure of reportable political donations are outlined in section 147(9) of
the Act. A Disclosure Statement Template which outlines the information requirements for disclosures to the

Minister or to the Secretary can be found on the department's website: www.planning.nsw.gov.au/donation-and-
gift-discloure

C2 - Signature(s) :
By signing below, l/we hereby declare that all information contained within this application form is accurate at
the time of signing.

Signature(s)

ﬁ’@—\ Alex Belcastro
National Business Development Manager

Ramsay Health Care, Australia

Name(s)

| Alex Belcastro |
In what capacity are you signing

[National Business Development Manager — Ramsay Health Care, Australia |
Date

[16/10/2018 |






