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18.2 PLANNING PROPOSAL - 31-35 HERBERT STREET ST LEONARDS  
 
ATTACHMENTS: 1. EXECUTIVE SUMMARY OF PLANNING PROPOSAL 

FOR 31-35 HERBERT STREET ST LEONARDS 
2. REPORT TO COUNCIL DATED 14 DECEMBER 

2015 
3. LETTER FROM DEPARTMENT OF PREMIER AND 

CABINET RE ST LEONARDS CENTRAL 
 
RESPONSIBLE OFFICER: PETER CONROY - INFRASTRUCTURE & PLANNING 

DIRECTOR 

 
AUTHOR: JANE GIBSON – STRATEGIC PLANNER 
 
CITY STRATEGY LINK: 5.1.1 LOCAL BUSINESS 
 5.1.2 SUPPORT OUR CENTRES 
 
MEETING DATE: 14 MARCH 2016 

 

Purpose of Report 

This report provides Council with details of a Planning Proposal rezone the land at 31-35 
Herbert Street, St Leonards including changes to the height and Floor Space Ratio. 
 
The report recommends that Council does not support the Planning Proposal. 
 

Background 

Application Summary 
 
The Planning Proposal has been prepared by Urbis on behalf of Aqualand Pty Limited in 
respect of Lots 1 and 2 DP 744175 and Lot 3 DP 772072 at 31-35 Herbert Street. St 
Leonards. 
 
The Planning Proposal seeks to: 

· change the zoning from IN2 Light Industrial to B4 Mixed Use; 
· include a height limit of 90m (23 storey equivalent); and  
· increase the Floor Space Ratio (FSR) from 1:1 to 6.5:1 (including 1:1 non-residential). 

 
Site and Context 
 
31-35 Herbert Street, St Leonards is owned by Aqualand and is located in the south east 
corner of the Artarmon Industrial Area (See Map 1).   
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The site is located on the eastern side of Herbert Street and runs in a north south direction 

along the North Shore Railway Line.  The site is approximately 3,650m² in area and is 

occupied by a 3 storey commercial building.  The applicant states that the primary tenant is 
AMP who currently occupies the building for offices under existing use rights with a café on 
the ground floor.   
 
The land is currently zoned IN2 Light Industrial.  There is no height restriction on IN1 and 
IN2 land in Artarmon Industrial Area, and the current FSR for the site is 1:1 (1.5:1 if over 
1,000m²).   
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The Planning Proposal seeks to rezone the land to B4 Mixed Use, include a maximum 
height of 90 metres and increase the FSR from 1:1 to 6.5:1.  The resultant development 
would provide: 
 

·  two residential towers above podium with heights of 23 and 17 storeys respectively 
plus roof features 

·  a total Gross Floor Area (GFA) of 22,542m²  

·  approximately 245 new dwellings with a residential GFA of approximately 20,140m² 

(including affordable housing) 
·  a non-residential FSR of 1:1 for retail café, office and childcare space at ground level, 

first and second floors to “activate the street and retain jobs in the area” (taken from 
supporting material lodged with the Planning Proposal). 

 
The adjoining site to the north (between the subject site and Ella Street) is also zoned Light 
Industrial with the same height and FSR restrictions, as is the site directly opposite.  The 
adjoining land to the south of the subject site lies outside of the industrial area and is zoned 
R4 High Density Residential with a Height limit of 34m and FSR of 3.3:1. 
 
Discussion 
 
Applicant Justification for Rezoning 
 
The applicant has provided the following justification in support of the rezoning: 
 

“….The change in zoning arises as the site is not feasible for industrial development 
given its size and entry points are not suitable for manufacturing. Industrial 
development is better suited to outer metropolitan areas where there is sufficient land 
for larger scale, efficient industrial developments.  The zoning also rectifies the 
current planning anomaly where a prohibited commercial building exists on the site. 
The B4 zoning will permit commercial development (including retail and office) and 
residential, which is consistent with the high density residential spine along Herbert 
Street. 
 
The proposed density for the subject site will facilitate additional residential while 
maintaining employment uses close to public transport, infrastructure and services. It 
will also result in a built form that addresses the site’s prominent location on Herbert 
Street and responds to heights up to the Forum at St Leonards Station…..” 

 
In addition, the Planning Proposal includes detailed analysis to justify the rezoning in terms 
of consistency with State Environmental Planning Policies, Ministerial Directives and 
priorities within “A Plan for Growing Sydney”.  (An executive summary of the proposal is 
included at Attachment 1).   
 
The Planning Proposal also includes an offer from the proponent to enter into a Voluntary 
Planning Agreement (VPA) with Council to provide notional public benefits including: 
 

·  contribution of $1,000,000 to install synthetic grass on the top oval at Naremburn 
Park 

·  contribution of $200,000 to upgrade the pedestrian pathway alongside the eastern 
edge of the railway corridor from the Ella Street Bridge to Talus Street and  

·  an additional 2% of the residential floor area dedicated to Council for affordable 
housing on top of the 4% required by Council’s Affordable Housing Policy.  The total 
land value of the 6% is estimated at $13,200,000 

· the total value of the contribution offered is calculated to be $14,400,000. 
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The Planning Proposal includes detailed analysis of concept designs, contamination issues, 
a transport impact assessment and an economic assessment. 
 
Officer’s Comments 
 
A detailed analysis of the Planning Proposal has not been undertaken by Council staff as the 
development is considered not to succeed in strategic planning terms.  As such this report 
examines the principle of rezoning limited stocks of industrial land for residential purposes. 
 
The Planning Proposal is not supported.  To date, Council has consistently supported the 
retention of industrial zones within Willoughby LGA to ensue ongoing employment 
opportunities.  Council’s overarching document, “Willoughby City Strategy” states at Goal 
3.1.1 to: 

“..protect important areas (industrial, commercial land) from incursion of residential 
development and other uses that affect the long term integrity of those areas…” 

 
Evidenced in reports going back to the State Government’s draft Inner North Subregional 
Strategy, the 2014 Plan for Growing Sydney and including the current Employment Lands 
Development Program 2015 Report, it is recognised there is a limited supply of light 
industrial land in Willoughby, and in the North Subregion (or District) as a whole.  In fact, the 
North District had the lowest such land stocks of all Districts, (566.8ha in Jan 2015 
compared to 5,455.9ha in the West Central District).  These industrially zoned lands are an 
important part of the region’s economy providing diverse employment opportunities in light 
industry, urban services (such as concrete batching plants and waste management 
facilities), logistics and warehousing and high technology enterprises.  The retention of such 
areas for these urban services and employment opportunities remains not only Government 
policy but important to a sustainable future for Willoughby Council.  
 
A departure from an existing policy position is also premature in light of the formulation of a 
number of studies being undertaken both by Council and State Government Departments.  
These studies are discussed below. 
 

Chatswood to Sydenham Metro 
 

The Planning Proposal was prepared in advance of the State government decision 
regarding the location of a new Sydney Metro Station between Chatswood and North 
Sydney.  There had been an option that this be located in the Artarmon Industrial 
Area, but is now proposed to be in Crows Nest.   
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St Leonards Centre 

A Report to Council of 14 December 2015 provided (inter alia) a Councillor update on 
St Leonards Central.  In the Report (See Attachment 2), it was indicated that it is 
understood that the principles / processes to be undertaken for St Leonards by the 
Department of Planning & Environment are as outlined in the following Report 
extract: 

 
· The Department intends to engage consultants in relation to traffic / transport, 

urban design, employment and economic development 
· Now that a decision has been made on the future metro station location, it is 

likely that the Department will commence the process of working with Councils 
to review and / or integrate the various plans that have been prepared for the St 
Leonards Centre, in particular the more recent work carried out by North 
Sydney and Lane Cove Councils and integrating this work across the Royal 
North Shore Health Precinct 

· The work would also involve consulting and working with key stakeholders in 
the area such as the Department of Health, Roads and Maritime Services, 
Transport for NSW and potentially others 

· The Department of Planning & Environment anticipate nothing will be available 
for consideration by the community until approximately mid-2016.  The results 
of the work would then feed into the broader “District Plan.” (Previously referred 
to as the “Subregional Plans”. The “District Plans” were due to be publicly 
exhibited by mid-2015.  It would appear that these Plans will not be available 
until well into 2016). 

 

On 7 January 2016, (See Attachment 3) Council was informed by the State 
Government that it had decided not to progress the Unsolicited Proposal by the St 
Leonards Consortium (Brookfield Multiplex/Alto Group) for the ‘St Leonards Central’ 
development in and around St Leonards Station. 

The land involved property owned by Council, RailCorp and a private owner, the Alto 
Group.  The proposed preliminary concept design was for three mixed commercial/ 
residential towers up to 55 storeys in height and a plaza over the railway corridor. 

The State Government outlined the following reasons for not progressing the 
proposal past Stage 1 of the process, as a lack of clarity regarding: 

· the outcome of the St Leonards Strategic Centre planning studies being 
undertaken by the Department of Planning & Environment 

· the final Sydney Metro alignment through St Leonards, and  
· Council’s position on the provision of its land as part of the proposed 

development site. 
 

To date, there have been a number of meetings between Council, the Department of 
Planning & Environment, North Sydney and Lane Cove Councils with an objective to 
provide an integrated strategy for St Leonards Centre. 

  



ORDINARY COUNCIL MEETING 14 MARCH 2016 
 

PAGE 124 
ITEM - 18.2 Planning Proposal - 31-35 Herbert Street St Leonards  

 
A Plan for Growing Sydney 
 
Willoughby is located in the North Subregion (now referred to as the North District) of 
“A Plan for Growing Sydney”.   
 
In this Plan, Artarmon Industrial Area, along with the nearby Strategic Centre of St 
Leonards, is located within Sydney’s Global Economic Corridor, and a District Priority 
is to: 
 “…identify and protect strategically important industrial zoned land.” in the North 
District. 
 
A key priority of the newly established Greater Sydney Commission will be to 
complete the District plans.  The development of a long term strategy for St Leonards 
- including the role of the Artarmon Industrial area  - will be a key consideration in the 
new North District Plan.   

 
The Willoughby Economic Development Study 

 
The Willoughby Economic Development Study is currently being undertaken on 
behalf of Council by SGS Economics & Planning.  The study is in its final stages and 
its findings will be reported to Council in the near future.  The findings in the study 
include references relating to sustaining Artarmon Industrial Area into the future. 
 

Conclusion 

Council has consistently supported the retention of its industrial areas.  A number of state 
and local strategic planning studies are currently being undertaken for the St Leonards / 
Artarmon Area which are yet to be finalised.  These include: 
 

·  North Subregion District Plan (by NSW Department of Planning & Environment & 
Greater Sydney Commission) 

·  St Leonards Strategic Centre (by NSW Department of Planning & Environment) 
·  Chatswood to Sydenham Metro (various NSW State Government departments) 
·  The Willoughby Economic Development Study by SGS Economics & Planning on 

behalf of Willoughby Council. 
 
Until such time that the conclusions of the above State and local studies are complete it is 
considered premature to process a Planning Proposal which is a departure from both State 
and Council’s current policy position.   
 
It is recommended that Council does not support the Planning Proposal for 31-35 Herbert 
Street, St Leonards. 
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OFFICER'S RECOMMENDATION 

That Council: 
 
1. not support the Planning Proposal at 31-35 Herbert Street St Leonards to: 

 
a)   rezone the land from IN2 Light Industrial to B4 Mixed Use;  
b)  increase the Floor Space Ratio to 6.5:1 and 
c)  set a height limit of 90 metres 
as it is premature to proceed prior to completion of state and local studies 
currently being prepared for the St Leonards / Artarmon area; 
 

2. not proceed to Gateway Determination for the Planning Proposal; 
 

3. notifies the applicant of Council’s decision. 
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Attachment 1 
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Attachment 2 



ORDINARY COUNCIL MEETING 14 MARCH 2016 
 

PAGE 131 
ITEM - 18.2 Planning Proposal - 31-35 Herbert Street St Leonards  



ORDINARY COUNCIL MEETING 14 MARCH 2016 
 

PAGE 132 
ITEM - 18.2 Planning Proposal - 31-35 Herbert Street St Leonards  



ORDINARY COUNCIL MEETING 14 MARCH 2016 
 

PAGE 133 
ITEM - 18.2 Planning Proposal - 31-35 Herbert Street St Leonards  



ORDINARY COUNCIL MEETING 14 MARCH 2016 
 

PAGE 134 
ITEM - 18.2 Planning Proposal - 31-35 Herbert Street St Leonards  



ORDINARY COUNCIL MEETING 14 MARCH 2016 
 

PAGE 135 
ITEM - 18.2 Planning Proposal - 31-35 Herbert Street St Leonards  

 



ORDINARY COUNCIL MEETING 14 MARCH 2016 
 

PAGE 136 
ITEM - 18.2 Planning Proposal - 31-35 Herbert Street St Leonards  

Attachment 3 
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